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Next Regular Meeting: May 27, 2025, at 6:30 P.M. 
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City Recorder before 1 pm the day before the meeting. The City Recorder will send you a 
confirmation email.    
 
Written comments are always welcome and can be emailed to the City Recorder at 
alanter@cityofbanks.org. 
 

2. Annexation, Property Line Adjustment, Comprehensive Plan Map Amendment and Zone 
Map Amendment (AN 23-01, PLA 24-02, CPA 24-04, and ZMA 24-03). Continuation of the 
November 26, 2024, Planning Commission Meeting. Agenda Packet pg. 9   

a. Shall the Planning Commission make a recommendation to City Council to approve 
Annexation (AN 23-01)? 

b. Shall the Planning Commission make a recommendation to City Council to approve 
Property Line Adjustment (PLA 24-02)? 

c. Shall the Planning Commission make a recommendation to City Council to approve 
Comprehensive Plan Map & Zone Map Amendment (CPA 24-04 & ZMA 24-03)? 

 
WORK SESSION: None 
 
BUILDING PERMIT REVIEWS – INFORMATION ONLY:  

 
VERBAL STAFF REPORTS AND UPDATES 
 
OTHER BUSINESS 

 
ADJOURN 
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DONNERBERG ENTERPRISES, LLC
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EASEMENT/DEDICATION EXHIBIT
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DONNERBERG ENTERPRISES, LLC

Parcel 1 - Right-of-Way Dedication, 110 SF

Parcel 1 consists of a relatively small Right-of-Way Dedication to be placed near the southeast corner of the

south residential property area. This small, triangularly shaped acquisition component is located in an area of

existing paved driveway surface. The loss of the driveway surface will be included in the following value impact

conclusions. Terms of the dedication are tantamount to a fee taking for purposes of this appraisal analysis. The

specific language associated with Parcel 1 is summarized as follows:

PARCEL 1 - DEDICATION OF RIGHT-OF-WAY
Including the right to construct, operate, and maintain a public road, all customary associated uses, and
appurtenant facilities forever;

Parcel 2 - Temporary Construction Easement, 1,589 SF (Duration 18 Months)

Parcel 2 consists of a temporary construction easement which will be placed along the south property boundary

and extends along the southeasterly boundary adjacent to the neighboring tax lot to the east. The purpose of

the temporary easement is to provide access during rebuilding the subject's southern driveway. The easement

will also be used to provide access to the adjacent parcel to the east during planned building demolition. Terms

of the easement call for preservation of the metal carport (east of the residence) which is located in close

proximity to the easterly alignment of Parcel 2. The existing residential driveway will be rebuilt preserving the

pull-through pattern enjoyed in the before condition. The project will remove a variety of fencing and

landscaping surfaces in the south easement area. The specific language of the easement is summarized as

follows:

PARCEL 2 - TEMPORARY CONSTRUCTION EASEMENT
Including the right for Grantee, its employees, agents, and employees of independent contractors performing
work under contract for Washington County. to enter and use the easement area for a construction work area in
connection with the construction of the Main St / Banks Rd / Cedar Canyon Intersection project as designed.

The term and duration of this temporary construction easement shall be for a period of eighteen (18) months.
from January 1, 2024 to June 30, 2025 or upon completion of the above-mentioned construction project,
whichever is sooner.

The duration of the proposed temporary easement is for 18 months or upon completion of the project,

whichever is sooner. During this period, the owner will maintain a modest shared use of the area except for the

immediate timefrarne involving actual construction activity. Given the uncertainty as to construction timing, the

easement represents a substantial disruption for most of the defined timeframe. The disruption to site use will

be analyzed by making a comparison to typical land lease agreements. See later valuation discussion.

Parcel 3 - Temporary Construction Easement, 2,656 SF (Duration 18 Months)

Parcel 3 is being acquired to re-establish a new driveway along the east property boundary adjacent to Highway

47. The new driveway will be placed approximately 50 feet north of the current entrance of the established yard

area. The driveway will connect the new highway frontage to the interior portions of the established yard. There

will be a slight grade difference with the driveway descending into the main yard area. A review of the project

construction materials indicates that the driveway will have a relatively modest grade and gently sloped aprons

consisting of gravel. The main driveway surface will be asphalt, which will provide adequate ingress-egress to

the interior of the site. The project design team has included a sample of typical turn maneuvers based on the

new driveway alignment. These have been illustrated in the following exhibits.
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ONNERBERG ENTERPRISES, LLC
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As indicated on the above exhibits, the project will preserve a wid variety of potential ingress-egress

maneuvers. The project will also avoid any disruption to the older garag structure south of the new driveway

entrance. Given the location of the garage structure and existing perimeter gravel surface, it appears that access

to the older shed/garage structure will be preserved - at least for smaller passenger vehicles and pickups.

I have also considered the disruption to ongoing business activities in the vicinity of the new driveway installation

area. Conversations with project design staff indicate that the temporary easement area will be used on a shared

basis with a significant disruption being limited to the immediate timefra e of actual driveway construction. This

is estimated to last no more than two weeks with ongoing access to the i terior of the site being provided at all

times. I note that the actual construction footprint is significantly smaller

temporary easement Parcel 3. The physical construction activity is relativ

paved driveway surface and gravel shoulders. The proposed activity will h

value impact beyond the temporary easement value conclusions identifi

the parking capability of the site represents an inconvenience and pot

does not rise to the level of a permanent real estate value impact.

temporary construction easement will be addressed in a similar fashion a

PARCEL 3 - TEMPORARY CONSTRUCTION EASEMENT
Including the right for Grantee, its employees, agents, and employees of 'ndependent contractors performing
work under contract for Washington County, to enter and use the easement area for a construction work area in
connection with the construction of the Main St / Banks Rd / Cedar Canyon Intersection project as designed.

The term and duration of this temporary construction easement shall be fOr a period of eighteen (18) months.
from January 1. 2024 to June 30. 2025 or upon completion of the above-mentioned construction project,
whichever is sooner.

than the overall area associated with

ly minor consisting primarily of a new

ve no significant long-term real estate

d below. The short-term disruption to

ntial business disruption; however, it

he value impact associated with the

Parcel 2, discussed above.
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a DONNERBERG ENTERPRISES, LLC

Effects on Remainder

The remainder property will function in a similar manner as the before condition. Access and circulation

characteristics will be preserved, as discussed above. Overall, the subject property will function in a similar

manner in the after condition. I have identified no damages to the remainder as a result of the proposed

acquisition.

Personal Property

I observed a variety of personal property throughout the proposed acquisition areas. On the south property

component, the site included an older pickup truck in the carport. The carport will be preserved; however, the

pickup may partially extend into the proposed temporary work area. The northerly property area includes a

variety of vehicles and equipment associated primarily with the owner's automobile repair business. In addition

to the general parking around the shop, this portion of the property also includes some privately owned

personal property such as the owner's RV which is parked near the north property boundary.
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ONNERBERG ENTERPRISES, LLC

VALUATION COMMENTS

There are three classic approaches that can be used in estimating the alue for a given parcel of real estate.

These methods are the Sales Comparison Approach, the Income C pitalization Approach, and the Cost

Approach.

The Sales Comparison Approach is a method whereby the value for a iven property is estimated through a

comparison process with other similar properties that have recently s Id. The sale prices are adjusted for

differences including the element of time, physical characteristics, an condition. The Sales Comparison

provides a reliable value indication given the availability of adequate sal s data.

The Cost Approach is a method whereby the replacement cost of the improvements is estimated. The estimated

cost new is then charged for depreciation including physical deterioration, plus functional and economic

obsolescence. The value of the underlying site is then added to this figure resulting in an overall value indication

for the property being appraised. The subjectivity of the depreciation estimate tends to increase with the age

of the improvements.

Given the unique nature of the subject improvements, combined with lack of available transactional data, I

have relied on the Cost Approach in estimating the contribution valu associated with the subject garage

structure. The Sales Comparison Approach is the primary method used i estimating the underlying land value

throughout the remainder of this report.

The final method is the Income Capitalization Approach. This method is generally applicable to commercial and

investment properties that are capable of producing a rental income. This process first involves the estimation

of the economic rent the property is capable of producing. The appr priate expenses are then deducted,

resulting in an estimate of net operating income. The income is then ca italized with an overall rate, resulting

in the final value estimate.

In the case of the subject property, the appraisal assignment consists o
commercial improvements. The Sales Comparison Approach is typical!

valuation of vacant land and has been the only method used in arriving

The Cost Approach was used to estimate the contribution value associa

later comments.

the valuation of both land and older
the most applicable method for the

at the subject's underlying site value.

ed with the older shop structure. See
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DONNERBERG ENTERPRISES, LLC

SALES COMPARISON APPROACH

LAND VALUATION

The subject property consists of a parcel with potential mixed-use zoning. The site has some commercial

characteristics, given its exposure along a well-travelled state highway. Zoning criteria, under the City of Banks

MU classification, would also allow for single or multi-family residential development. To identify the subject

property's underlying land value, I have considered both commercial and residential parcels in the surrounding

market area. Due to a lack of available data in the immediately surrounding area, I have considered the

competing communities of Banks, Forest Grove, Cornelius, and Hillsboro. Of the available data, the following

transactions were helpful in estimating the underlying value of the subject site.

Comparable Sales

Sale Location Date Price
Land Area 

Unit

(SF) 
price /SF
(land)

Improved
area 

Zone Comments

985 Baseline St. Cornelius 3/4/2022 $335,000 34,412 $9.73
CMU, Mixed use,

None 
Cornelius

Level site at signalized intersection.
Gravel surface with good exposure to

TV highway

2
1821 Hawthorne St, Forest

5/20/2022
Grove

$242,500 15,682 $15.46
CC, Commercial,

None
Forest Grove

Level interior site with secondary
exposure to 19th Ave. Next to
convenience store - fuel station.

2529 Boyd Lane, Forest
Grove

1/6/2023 $220,000 13,504 $16.29 exposure.
Metal shed, RML, Multifamily,
mobile home Forest Grove

Level interior lot with no commercial
Old mobile home and metal

shed advertised as having no value

2231 26th Ave, Forest
Grove

8/3/2022 $ 181,000 7,405 $24.44
1,056 SF RML, Multifamily,
shop Forest Grove

Level fenced yard with 1056SF Shop
built in 1950

Min
Max
Average

$9.73
$24.44
$16.48

SALES DISCUSSION

Sale No. 1 - 985 Baseline Street, Cornelius, 3/4/2022, $335,000

This transaction consists of a 0.97-acre commercial parcel located on the south side of Baseline Street in

Cornelius. The property consists of a well-exposed parcel at a signalized intersection with CMU zoning, under

the jurisdiction of the City of Cornelius. The property was marketed as a commercial site; however, it may have

diminished utility due to its relatively narrow configuration. Overall, the site represents a viable commercial

parcel which is sandwiched between west Baseline Street and the railroad corridor (which runs east/west

through the City of Cornelius. The eastern boundary of the property is formed by South 10th Avenue, which is a

signalized intersection. At the time of sale, the property was improved with a gravel yard surface. Terms of the

sale involved a cash consideration after being listed for approximately 12 days.

This property has subsequently been re-listed with John Rubey of Colliers Brokers. The current asking price is

$26.00 per square foot. The site has received limited interest at the current asking price, according to

conversations with Mr. Rubey.

Sale No. 2 - 1821 Hawthorne Street, Forest Grove, 5/20/2022, $242,500

This transaction consists of an interior parcel located one tax lot south of 19th Avenue in Forest Grove. Nineteenth

Avenue is a heavily travelled commercial thoroughfare; however, the sale parcel has secondary exposure to this

route. The property to the north is a newer convenience store and gas station. This parcel represents a level,
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DONNERBERG ENTERPRISES, LLC

i nterior site with limited commercial exposure. The property is zoned CC for community commercial uses under

the jurisdiction of the City of Forest Grove. These uses include a variety of retail service and office uses. All utilities

were available adjacent to the site at the time of the transaction. Terms of the transaction involved a cash

consideration after being listed for approximately 415 days. The property has been re-listed with an asking price

of $250,000 as of this writing. The adjacent street frontage consists of a roughly improved paved surface likely

needing new sidewalks, curbs, and half street improvements during any site development.

The purchaser intended to build a new hair salon on the site. After making the land acquisition, the purchaser

realized the construction costs would exceed anticipated costs. The site has subsequently been re-listed with an

asking price of $250,000.

Sale No. 3 - 2529 Boyd Lane, Forest Grove, 1/6/2023, $220,000

This transaction consists of a residentially zoned parcel located in Forest Grove. The site is located on a

secondary street. The property was improved with a metal shop building and older manufactured home at the

time of sale. The site includes a perimeter fence and interior yard area. The property is zoned RML for medium-

density residential development under the jurisdiction of Forest Grove. The property had all municipal utilities

available adjacent to the site at the time of sale. The 0.31-acre parcel was sold for cash consideration after being

listed for 56 days. The property had a shallow depth configuration; however, it would be suitable for a variety of

residential developments. The property had no substantial commercial exposure or commercial development

potential. The property was advertised with a mobile home and structures having no contributory value.

The buyer of the property intended to remove all existing improvements and build a single residential structure.

The property was purchased by a homebuilder intending to build a home for his son.

Sale No. 4 - 2231 26th Avenue, Forest Grove, 8/3/2022, $181,000

This property consists of a residentially zoned parcel (RML) under the jurisdiction of Forest Grove. The site was

sold with a detached shop structure. The 1,056 square foot building has been kept and incorporated into an

open yard use in conjunction with the owner's business. The property had sanitary sewer adjacent to the site;

however, storm sewer would need to be extended approximately 100 feet for further construction activity on

the parcel. The property was purchased to maintain the shop and yard use. The site made use of a standard

septic system at the time of sale. Terms of the transaction involved a cash consideration after being listed for 10

days with an initial asking price of $199,000.

Conversations with the buyer's agent indicate that the purchaser intended to maintain the garage structure while

pursuing additional residential development on the front of the property. For the immediate time being, the

property will be used as a storage yard in conjunction with the garage structure. The buyer's agent indicated

that the existing septic system was in rough shape and that the older garage had a rough floor system that may

need upgrading.

ADJUSTMENTS

All the sales comparables were fee simple sales reflecting the property rights appraised herein per the agreed

upon scope of work.

Terms

Conversations with parties involved with each of the above transactions indicate cash or cash equivalent

considerations for all comparable sales. As such, no adjustment is deemed necessary for cash equivalency.
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Time (Market Conditions)

All sales are relatively current with the most dated transaction occurring during March of 2022. Commercial

market activity is stable in the Banks and Forest Grove market areas. Demand for residential development is

tapering, as of this writing, due to increasing interest rates; however, overall, the transactions have occurred in

an environment of generally stable pricing. As such, no time adjustment has been made to the individual

transactions.

ANALYSIS

Sales 1 and 2 demonstrate the contribution value associated with commercially zoned parcels in the subject

market area. Sale 1 was a well-exposed site with somewhat difficult depth configuration. The property was

located at a signalized intersection and included a good rock surface, which could be used as a yard for outdoor

sales etc. The property had a CMU zone classification under the jurisdiction of the City of Cornelius. This zone

class allows for a variety of mixed-uses like that identified for the subject's potential MU zone classification. This

sale marks the lower end of the demonstrated range of unit land pricing. Given the relatively shallow depth of

this site, it is a low indicator of value.

Sale 2 consists of a level commercial site with secondary vehicle exposure. The property has conforming

configuration and an adequate parcel area to accommodate a variety of potential commercial or residential

uses. The property is located adjacent to a convenience store and fuel station. Thus, symbiotic use with the

adjacent ownership may be a possibility. The property is in the competing Forest Grove market, which is seen

as a slightly superior location when compared with the subject's location in Banks. Given the conforming

configuration and commercial exposure associated with this property combined with the subject's partial flood

plain status, the demonstrated unit price overstates the appropriate unit price of the subject.

Sale 3 consists of a residentially zoned parcel reflecting an alternative use of the subject property if it were zoned

MU under the jurisdiction of the City of Banks. The property had no substantial commercial exposure; however,

it was improved with an older metal shop and dilapidated mobile home. These improvements reportedly had

no contribution value in the overall sale price. The transaction demonstrates a land value of $16.29 per square

foot, effectively establishing a competative nature of residential uses when compared with low-intensity

commercial uses.

Sale 4 consists of a residentially zoned parcel which was improved with a 1,056 square foot shop structure. The

shop structure contributed value to the parcel thus illustrating the premium associated with shop and storage

uses. The building was constructed in 1950 but has been well maintained. The buyer's motivation for purchase

was to maintain the shop and adjacent fenced yard area while potentially pursuing additional residential uses.

The shop has some marginal contribution value in this case. This transaction has been included primarily to

illustrate viability of maintaining limited shop uses in the face of alternative development scenarios.

CONCLUSION

The above transactions bracket the appropriate value of the subject's underlying land. The lower end of the

range is established by Sale 1 (at $9.73 per square foot). This property has an unusual configuration with a

relatively narrow depth compared to its overall width. While the property is located at a signalized intersection,

it is generally seen as an inferior parcel when compared with the subject's multi-frontage, corner, commercial

location despite the subject's flood plain issues. As such, this sale understates the appropriate unit price of the

subject property as it is currently configured.
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Sale 2 has an indicated unit price of $15.46 per square foot with a substantially smaller site area at 15,682 square

feet when compared with the subject. The vacant parcel represents a good quality, secondary commercial parcel
which would be suitable for offices or other low-intensity commercial us s. While this transaction has superior
configuration and a viable development footprint, it lacks exposure al ng a state highway and commercial

intersection associated with the subject property. This is offset by the fact hat a portion of the subject is partially
located within a 100-year flood plain. Overall, this transaction overstates t e appropriate unit value of the subject
site.

Sale 3 is a residentially zoned parcel having no substantial commercial capability. This transaction has been

included as a demonstration of the competative unit pricing associated ith residential development potential
compared with commercial development potential. Given the fact that th subject property has relatively flexible
future potential zoning capability, this transaction identifies the comp tative nature of either development

scenario.

Sale 4 also has no commercial development potential; however, the sale irjnprovements are substantial and were
a motivator for the transaction. The sale property's shop and surrounding fenced yard areas have been
maintained after the transaction demonstrating the viability of older shop and storage space in the face of
competing commercial redevelopment opportunities.

Overall, the subject's underlying land value is best bracketed by Sales 1 and 2. Given the floodplain status
associated with the northern portion of the subject property, I conclude an underlying subject land value within
the demonstrated range at $12.00 per square foot. The contribution value of the affected site improvements will
be explored in the following discussion.

Concluded Subject Properly Land Value

$12.00 per square foot
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VALUATION OF PROPOSED ACQUISITION

Parcel 1 - Right-of-Way Dedication, 110 SF
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The above exhibit identifies the proposed construction activities primarily involving the replacement of the

subject's south driveway surface.

The following exhibit identifies the proposed demolition activities in the vicinity of Parcel 1 and the southern

reach of Parcel 2.
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DONNERBERG ENTERPRISES, LLC

As introduced earlier in the report, the proposed acquisition for Parcel consists of a right-of-way dedication

located near the southeast property corner, just south and east of th existing pull-through driveway. This

acquisition is tantamount to a fee taking for purposes of land valuation. As such, I arrive at the following land

value impact related to Parcel 1.

Parcel 1: Rig ht-of-Way Dedication
Area Fee Unit Value Fee Value Value lm .act Parcel Value

1 10 SF $12.00 $1,320.00 100% $1,320.00

Parcel 2 - Temporary Construction Easement, 1,589 SF (Duration: 18 onths)

As introduced earlier in the report, Parcel 2 consists of a 1,589 square foot temporary construction easement.

The easement is an "L" shaped configuration which will wrap around the s uth property boundary existing along
the southeast property boundary terminating at a point near state Highw y 47. The southern reach is to be used
for access during the course of driveway replacement while the eastern appendage will be used for access to
the neighboring property during a planned building demolition activity. Prior to consideration of the
improvements impacted by the easement, I will establish the land value (impact associated with the temporary

encumbrance. The easement will be used for a period within the 18-rrionth window of opportunity and will

consist of a shared use easement during times of non-construction activity.

The property's continued use is subject to uncertainty with respect to the timing of the project and subsequent

replacement of future improvements. Accordingly, the easement wi I have a substantial level of impact

throughout the easement duration. In an effort to identify the appropriat easement impact, I will compare the
terms of the easement to typical land lease agreements. The followir g examples have been included for

illustration purposes with respect to typical lease requirements when considering short-term occupancies.

No. Name / Location / ID
Leased

Area
Use Zone Term# Start Year Annual Rent Return Rate

1 Summit Body & Equipment LLC

10725 N Vancouver Way

Portland, OR 97217

R238916, Multnomah County

143,748 SF

3.3 ac.

Yard Storage IG2hk

Industrial

Portland

Gross 2019 $ 108,000 5.52%

2

_ _

Truck Parking & Storage

13150 SE Highway 212

Clackamas, OR

00481419, Clackamas County

82,764 SF

1.9 ac.

Yard Storage 1-2

I ndustrial

Clackamas

NNN 2019 $ 75,000 7.15%

3 Turner Construction

8524 N Crawford Street

Portland, OR

R263874 & R263875, Multnomah County

87,120 SF

2.0 ac.

Yard Storage EG2gq

Commercial

Portland

NNN 2/1/19 $ 104,544

3% Escalation

3.99%

4 Storage Yard

4441 NE Crystal Lane

Portland, OR 97218

R316950, Multnomah County

107,593 SF

2.5 ac.

Yard Storage IG2h

Industrial

Portland

NNN 4/1/20 $ 84,000 6.72%

5 Amazon Short-Term Lease

4441 NE Crystal Lane

Portland, OR 97218

R316950, Multnomah County

107,593 SF

2.5 ac.

Yard Storage IG2h

Industrial

Portland

Gros 1/1/20 $ 144,000

Short-term

11 52%

The above lease examples demonstrate a variety of return rates rangin

year. A short-term, exclusive use rate would represent the upper end of t

long-term rate would require a significantly lower rate of return. In this in
a loss of land utility during most of the defined duration. Given the uncert

the overall property impact is best represented by the middle of the dem

from 3.99% per year to 11.52% per

e demonstrated range while a shared,

stance, the subject property will suffer

ainty of the specific occupancy period,

nstrated range. I conclude an annual
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rental rate at 8% of the identified fee land value. Based on the above identified rental rate of 8% per year, or

12% overall based on an 18-month occupancy, I arrive at the following land value impact:

Parcel 2: Temporary Construction Easement

Area Fee Unit Value Fee Value Value Impact Parcel Value

1,589 SF $12.00 $19,068.00 12% $2,288.00

Parcel 3 - Temporary Construction Easement, 2,656 SF (Duration: 18 Months)

Parcel 3 consists of a proposed temporary construction easement involving 2,656 square feet near the northeast

property frontage along Highway 47. As described earlier in the appraisal, the easement will be used primarily

for construction of the new paved driveway entrance in this vicinity of the property. The easement will be used

for a period within the 18-month window of opportunity and will consist of shared use during times of non-

construction activity. The overall land value impact associated with the easement is like that identified for Parcel

2 (above). As such, I arrive at the following land value impact:

Parcel 3: Temporary Construction Easement

Area Fee Unit Value Fee Value Value Impact Parcel Value

2,656 SF $12.00 $31,872.00 12% $3,825.00

Summary of the Project Land Value Impact

Land Valuation Summary

Parcel 1: Right-of-Way Dedication

Area Fee Unit Value Fee Value Value Impact Parcel Value

1 10 SF $12.00 $1,320.00 100% $1,320.00

Parcel 2: Temporary Construction Easement

Area Fee Unit Value Fee Value Value Impact Parcel Value

1,589 SF $12.00 $19,068.00 12% $2,288.00

Parcel 3: Temporary Construction Easement

Area Fee Unit Value Fee Value Value Impact Parcel Value

2,656 SF $12.00 $31,872.00 12% $3,825.00

Total Land Value $7,433.00
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IMPROVEMENTS

The project will disrupt a variety of improvements introduced earlier in the report. The more substantial
improvements consist of loss driveway surface (within Parcel 1), a variety of landscaping and trees (located south

of the residence), and a substantial cedar fence and gate structure. The project will avoid disruption to a metal

carport located east of the residence. The project will also replace or restore any affected hardscaped surfaces

such as driveways or gravel surfaces. Compensation for affected hardscapes within the temporary construction

easement areas has not been included; however, compensation has been included in permanent acquisition
areas for such items. All landscaping and fencing disrupted by the project will be included in the following

valuation.

Parcel 1 Driveway Surface

The project will remove a portion of paved driveway surface in the vicinity of Parcel 1. Parcel 1 consists primarily

of a paved surface providing access to the property's residential carport and formal pull-through driveway area.
In an effort to identify the replacement cost associated with the lost asphalt surface, I have relied on the Marshall

Valuation Service ("Marshall Valuation"), a nationally recognized cost estimating guide. Marshall Valuation

suggests a replacement cost of $4.19 per square foot for a 2" asphalt surface on a 2" gravel base - after
considering local and current cost multipliers. After considering the cost indications, I arrive at the following

driveway cost conclusion.

Parcel 1 Driveway Surface Cost (MVS 9/23)

Item

2"asphalt on 2" base

Unit Local Current Adjusted
Area (SF) Cost/SF Multiplier Multiplier Unit/SF Total Cost

1 10 SF $ 3.25 1.13 1.14 $ 4.19 $ 460.90

Total Driveway Cost $ 460.90

The driveway surface is in relatively good condition and contributes value to the larger parcel at a rate equivalent

to its replacement cost. Thus, I have not applied a depreciation deduction to the lost driveway area within Parcel

1.

General Landscaping

The project will impact a variety of general landscaping south and east of the residence. The landscaping south

of the residence is more formal and consists of a variety of lawn, shrubs and trees. The landscaping east of the

metal carport is more informal in nature and consists of lightly maintained ground cover as well as a variety of
shrubs and trees. Overall, the two areas contribute value to the larger parcel at a rate equivalent to that of small,

unirrigated landscaping as defined by Marshall Valuation Service. Marshall Valuation suggests a replacement

cost of $10.73 per square foot after considering local and current cost multipliers. The project will disrupt

approximately 1,157 square feet of open-landscaped area outside of the existing paved driveway surface. As

such, I arrive at the following landscape replacement cost:

Landscaping (MVS 9/23)

Unit Local Current Adjusted
Item Qty Cost/SF Multiplier Multiplier Unit/Tree Total Cost

Landscape, Small area, no
1,157 $ 8.33 1.13 1.14 $ 10.73 $ 12,414.61

irri ation

Total Tree & Landscaping Cost $ 10.73 $ 12,414.61
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Mature Landscape Trees

In addition to the general landscaping allowance concluded above, I have also considered the contribution

value associated with several more significant trees in the Parcel 2 acquisition area. The project will remove two

well-maintained landscape trees at the west and east ends of the Parcel 2 easement alignment. These trees are

located on the east and west ends of the existing driveway surface.

I n addition to the landscape trees, the project will remove two larger evergreen trees near the southeast portion

of Parcel 2. These trees are sandwiched between the east property boundary and the metal carport. The trees

are relatively large and cannot be feasibly replaced with similarly-sized plantings. However, the contribution

value of all the trees is equivalent to typical replacement nursery stock. Marshall Valuation indicates the following

costs for good quality replacement nursery trees. The project will remove up to four trees. Thus, I arrive at the

following landscape tree allowance:

Mature Landscape Trees (MVS 9/23)

Item

Medium 24"-36" box

Unit Local Current Adjusted
Qty Cost/tree Multiplier Multiplier Unit/Tree Total Cost

4 $ 565.00 1.13 1.14 $ 727.83 $ 2,911.32

Total Tree Cost $ 727.83 $ 2,911.32

Cedar Fence

The project will remove approximately 96 linear feet of good quality cedar fence which extends along the south
property boundary, north of the existing driveway surface. The fence consists of a cedar structure with solid

board construction. Marshall Valuation suggests a replacement cost of $38.86 per linear foot of fencing after

local and current cost multipliers. Thus, I arrive at the following cedar fence replacement cost.

Cedar Fence (MVS 9/23)

Unit Local Current Adjusted
Item Area (LF) Cost/LF Multiplier Multiplier Unit/LF Total Cost

5' Cedar Fence (solid board) 96 $ 30.17 1.13 1.14 $ 38.86 $ 3,730.56

Total Fence Cost $ 38.86 $ 3,730.56

The fence is in good condition and contributes value to the larger parcel at a rate equivalent to that of its

replacement cost. Thus, I have applied no depreciation deduction to the fencing in this area.
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Gate and Arbor

The fence system includes a formal gate and arbor entrance leading to the interior of the residential property

area. Marshall Valuation does not identify a cost for similar arbor structures; however, I have identified a similar

replacement on the Home Depot website. Home Depot suggest a cost of $243.07 for a similarly constructed

cedar arbor structure.

Leisure Season

60 in. W x 24 in. D x 80 in. H Wooden Brown Arbor

***1 Questions 5 Answers

.1 1- 11
Hover Image to Zoom

$243°7
Pay $218.07 after 525 OFF your total qualifying purchase upon op

card. 0

Apply .or a Home Depot Con‘urner Cara

• Made using solid wood for durabilrty

• Adds a stylish backdrop to yards or special outdoor areas

• Lattice design exudes an added appeal

• View More Details

Prickup at Troutda:e Delivering to

Ship to Store Delivery

Oct 18 - Oct 19

• ava Obe

Wednesday. Oct 18

' b' available

FREE FREE

- 1 + L„ Add to Cart

BoY .tn PayPal

The above arbor cost does not include an allowance for installation. I have concluded that the arbor could be

installed at a cost not exceeding approximately $250.00. As such, I have concluded an overall replacement

allowance for the affected arbor structure at $500.00 (rounded).

I n addition to the arbor structure, the fence system includes a four-foot-wide cedar gate within the arbor.

Marshall Valuation suggests a replacement cost for a similar gate at $565.52 after local and current cost

multipliers. Thus, I arrive at combined gate and arbor allowance of $1,065.52.

Gate and Arbor (MVS 9/23)

Unit LocaI Current Adjusted

Item Qty Cost/gate Multiplier Multiplier Unit

Cedar arbor (Home Depot) 1 $ 500.00 N/A N/A $ 500.00

4' man gate 1 $ 439.00 1.13 1.14 $ 565.52

Gate Cost New $ 1,065.52

JD23-05-03-R1 Duncan Property Appraisal Page 50

223

223



Improvement Summary

DONNERBERG ENTERPRISES, LLC

Improvement Summary
Item Value

Parcel 1 Driveway $ 460.90

General Landscape $ 12,414.61

Trees $ 2,911.32

Cedar Fence $ 3,730.56

Gate and Arbor $ 1,065.52

Total $20,582.91

DAMAGES TO THE REMAINDER

As introduced earlier in the report, the property will function in a similar manner as the before condition. All

access to the site will be preserved. The property will have new driveways constructed as part of the project.

I ngress and egress characteristics, along with interior circulation, will be preserved as discussed in the above

paragraphs. Overall, I have concluded no damages to the remainder parcel as a result of the proposed
acquisition.

SPECIAL BENEFITS

I have identified no special benefits to the subject property because of the proposed acquisition.

VALUE SUMMARY

When combined, the proposed acquisition will have the following value impact:

Valuation Summary

Land Value Impact $ 7,433.00

I mprovements $ 20,582.91

Total taking $ 28,015.91

Damages (Land severance)

Benefits

Total Taking and Damages
(less benefits) 

$ 28,015.91

12_1?unded $28,100

After rounding, the concluded value impact associated with the proposed acquisition as of September 24, 2023,
is:

TWENTY-EIGHT THOUSAND ONE HUNDRED DOLLARS

$28,100
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CERTIFICATION

I certify that, to the best of my knowledge and belief:

• The statements of fact contained in this report are true and correct.

• The reported analyses, opinions, and conclusions are limited only by the re orted assumptions and limiting conditions

and are my personal, impartial, and unbiased professional analyses, opini ns, and conclusions.

• I have no present or prospective interest in the property that is the subject f this report and no personal interest with

respect to the parties involved.

• I have no bias with respect to the property that is the subject of this r port or to the parties involved with this

assignment.

• My engagement in this assignment was not contingent upon developing cfr reporting predetermined result.

• My compensation for completing this assignment is not contingent u

predetermined value or direction in value that favors the cause of the cli

attainment of a stipulated result, or the occurrence of a subsequent event

appraisal.

• My analyses, opinions, and conclusions were developed, and this report

Uniform Standards of Professional Appraisal Practice.

• The appraiser has made a physical inspection of the property apprais

designated representatives, were given the opportunity to accompany the

• No one provided significant appraisal, appraisal review, or appraisal consi

certification.

pon the development or reporting of a

ent, the amount of the value opinion, the

directly related to the intended use of this

as been prepared, in conformity with the

d and that the property owner, or their

appraiser on the property inspection.

Iting assistance to the person signing this

• The reported analyses, opinions and conclusions were developed, and th s report has been prepared in conformity

with the requirements of the Code of Professional Ethics and Standard of Professional Appraisal Practice of the

Appraisal Institute.

• The use of this report is subject to the requirements of the Appraisal Instit to relating to review by its duly authorized

representatives.

• I have performed no services, as an appraiser or in any other capacity, re arding the property that is the subject of

this report within the three-year period immediately preceding acceptanor of this assignment.

• As of the date of this report, I have completed the continuing educati n program for Designated Members of

the Appraisal Institute.

October 27, 2023

John V. Donnerberg, MAI Date

Oregon Certification C000554

Exp. 5/31/2024
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Holbrook Timber Co., LLC Property

14025 NW Main Street

Banks, OR 97106

Washington County

Parcel 2N331 BB-5600

Washington County File No: 100312-05

JD23-05-02
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Washington County Land Use & Transportation

Tara Heesacker, Right of Way Supervisor
1400 SW Walnut Street, MS-18

Hillsboro, OR 97123

ED BY

Donnerberg Enterprises, LLC

John V. Donnerberg, MAI

22542 E Brightwater Way

Rhododendron, OR 97049

September 24, 2023
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Real Property Appraisal Services

22542 E Brightwater Way

Rhododendron, OR 97049

Phone (503) 936-5129

October 4, 2023

Washington County Land Use & Transportation

Tara Heesacker, Right of Way Supervisor

1400 SW Walnut Street, MS-18

Hillsboro, OR 97123

Re: Holbrook Timber Co., LLC Property Appraisal

14025 NW Main Street, Banks, OR 97106

Washington County Map 2N331 BB-5600 (APN R801056)

Washington County Land Use & Transportation File No: 100312-05

JD23-05-02

Ms. Heesacker:

I n accordance with your request, I have completed an appraisal to estimate the market value of a portion of the
above-referenced larger parcel. It is my opinion, based on an investigation and analysis of the available data,
the vaiue impact resulting from the proposed acquisition, as of September 24, 2023, is:

EIGHTY-THREE THOUSAND DOLLARS

($83,000)

This appraisal has been prepared in conformance with the Uniform Standards of Professional Appraisal Practice
(USPAP) of the Appraisal Standards Board (ASB). The report is intended to comply with the ODOT Right of Way
Manual. Further, the report is also subject to the requirements of the Code of Professional Ethics and Standards
of Professional conduct of the Appraisal Institute. The value as reported is subject to all Assumptions and
Limiting Conditions presented in the attached report. The appraisal was developed for right of way acquisition
purposes on part of Washington County Land Use & Transportation. Any other use of this report without written
permission from the appraiser is prohibited.

Respectfully Submitted,

John V. Donnerberg, MAI

Oregon Certification C000554
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a

Owner

Owner Representative

Property Location

Map & Tax Lot No.

Assessor's Parcel No.

Site Area (Larger Parcel)

Zoning

Existing Use

DONNERBERG ENTERPRISES, LLC

SUMMARY OF SALIENT FACTS

Highest and Best Use (before)

Highest and Best Use (after)

Proposed Acquisition

Date of Inspection

Date of Value

Date of Report

Value Conclusion

Holbrook Timber Co., LLC

19700 NW Morgan. Road

Portland, OR 97231

David Duncan, 503-292-5122

14025 NW Main Street

Banks, OR 97106

2N331 BB-5600, Washington County

R801056 (Washington County)

0.07-acres (approximately 3,049 SF)

FD-10 (Future Development 10-Acre District), Washington County

Future Zoning: Upon annexation to the City of Bank's, the subject will likely

be zoned MU allowing for mixed-use residential and commercial

development.

Old service station

As Improved (older service station/commercial use)

Assemblage to adjacent holdings.

Parcel 1 - Right-of-Way Dedication, 661 SF

Parcel 2 - Temporary Construction Easement, 2,406 SF

Duration: 18 Months

September 24, 2023

September 24, 2023

October 4, 2023

Valuation Summary

Land Value Impact $14,246.00

Improvements $50,814.76

Total taking $65,060.76

Damages (Land severance) $ 17,910.00

Benefits

Total Taking and Damages
$82,970.76

(less benefits)

!Rounded $83,000
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ASSUMPTIONS AND LIMITING CONDITIONS

1. The property description used in this report is assumed to be reasonably correct.

2. No survey of the property has been made by the appraiser and no responsibility is assumed in connection

with such matters. Maps in this report are included only to assist the reader in visualizing the property.

Property dimensions and size should be considered as approximate.

3. No responsibility is assumed for matters legal in character or nature. No opinion is rendered as to title,

which is assumed to be good and marketable. All existing liens, encumbrances, and assessments have been

disregarded, unless otherwise noted, and the property is appraised as though free and clear, having

responsible ownership and competent management.

4. I have examined the property described herein exclusively for the purposes of identification and description

of the real property. The objective of my data collection is to develop an opinion of the highest and best

use of the subject property and make meaningful comparisons in the valuation of the property. The

appraiser's observations and reporting of the subject improvements are for the appraisal process and

valuation purposes only and should not be considered as a warranty of any component of the property. This

appraisal assumes (unless otherwise specifically stated) that the subject is structurally sound, and all

components are in working order.

5. Information furnished by others is assumed to be true, correct, and reliable. A reasonable effort has been

made to verify such information; however, no responsibility for its accuracy is assumed by the appraiser.

6. All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless so specified

within the report. The property is appraised as though under responsible ownership and competent

management.

7. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures, which

would render it more or less valuable. No responsibility is assumed for such conditions or for engineering,

which may be required to discover them.

8. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present

on the property, was not observed by the appraiser. The appraiser has no knowledge of the existence of

such materials on or in the property. The appraiser, however, is not qualified to detect such substances.

The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other potentially

hazardous materials may affect the value of the property. The value estimate is predicated on the

assumption that there is no such material on or in the property that would cause a loss in value. No

responsibility is assumed for any such conditions, or for any expertise or engineering knowledge required

to discover them. The client is urged to retain an expert in this field, if desired. No environmental impact

studies were either requested or made in conjunction with this appraisal, and the appraiser hereby reserves

the right to alter, amend, revise, or rescind any of the value opinions based upon any subsequent

environmental impact studies, research, or investigation.

9. It is assumed that there is full compliance with all applicable federal, state, and local environmental

regulations and laws unless noncompliance is stated, defined, and considered in the appraisal report.

10. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless

a nonconformity has been stated, defined, and considered in the appraisal report.

1 1. It is assumed that all required licenses, consents, or other legislative or administrative authority from any

local, state, or national governmental or private entity or organization have been or can be obtained or

renewed for any use on which the value estimate contained in this report is based.
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12. The appraiser will not be required to give testimony or appear in court because of having made this
appraisal, with reference to the property in question, unless arrang ments have been previously made,
therefore.

13. Possession of this report, or a copy thereof, does not carry with it the ri
for any purpose by any person other than the party to whom it is add
the appraiser, and in any event, only with properly written qualificatioi

14. Neither all nor any part of the contents of this report, or copy thereof, s
advertising, public relations, news, sales, or any other media withou

appraiser. Nor shall the appraiser's, firm, or professional organizatio
be identified without written consent of the appraiser.

15. The Client is the party or parties who engage an appraiser (by
assignment. A party receiving a copy of this report from the client d
party to the appraiser-client relationship. Any person who receive•
consequence of disclosure requirements that apply to an appraiser's

ght of publication. It may not be used
ressed without the written consent of
and only in its entirety.

all be conveyed to the public through
written consent and approval of the

s of which the appraiser is a member

employment contract) in a specific
es not, as a consequence, become a
a copy of this appraisal report as a
client, does not become an intended

user of this report unless the client specifically identified them at the time of the assignment. The appraiser's
written consent and approval must be obtained before this appraisal -eport can be conveyed by anyone to
the public through advertising, public relations, news, sales, or other edia.

16. Acceptance of and/or use of this appraisal report constitutes accepta ce of the foregoing assumptions and
limiting conditions.
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STATEMENT OF EXTRAORDINARY ASSUMPTIONS

EXTRAORDINARY ASSUMPTION

When a value opinion is subject to an extraordinary assumption or hypothetical condition, the appraiser must

state that condition so that its effect on the value opinion or conclusion is clear. An extraordinary assumption is

an assumption that is directly related to a specific assignment, which if found to be false, could alter the

appraiser's opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain information

about physical, legal, or economic characteristics of the subject property; or about conditions external to the

property such as market conditions or trends; or about the integrity of data used in an analysis. An extraordinary

assumption may be used in an assignment only if:

• It is required to properly develop credible opinions and conclusions;

• The appraiser has a reasonable basis for the extraordinary assumption;

• Use of the extraordinary assumption results in a credible analysis; and

• The appraiser complies with the disclosure requirements set forth in USPAP for extraordinary
assumptions.

Extraordinary Assumptions:

No Extraordinary Assumptions were made for this assignment.
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STATEMENT OF HYPOTHETICAL CONDITIONS

HYPOTHETICAL CONDITION

Hypothetical conditions assume conditions contrary to known facts about physical, legal, or economic

characteristics of the subject property; or about conditions external to the property, such as market conditions

or trends; or about the integrity of data used in an analysis. A hypothetical condition may be used in an

assignment only if:

• Use of the hypothetical condition is clearly required for legal purposes, for purposes of reasonable

analysis, or for purposes of comparison;

• Use of the hypothetical condition results in a credible analysis; and

• The appraiser complies with the disclosure requirements set forth in USPAP for hypothetical conditions.

The conditional value reported herein is based on the use of a Hypothetical Condition(s) directly impacting the

results of the assignment.

Hypothetical Conditions:

1. Consideration of the subject remainder requires the hypothetical consideration that the project has been

completed "according to the construction plans and is in operation as of the valuation date" (ODOT Guide

to Appraising Real Property, Section 2, Paragraph 37, Page 26).
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GENERAL CONSIDERATIONS

Exposure & Marketing Time

Marketing time and exposure time are both influenced by price. That is, a prudent buyer could be enticed to

acquire the property in less time if the price were less. Hence, the time span cited below coincides with the value

opinion(s) formed herein.

USPAP Standard rule 1-2(c)(iv) requires an opinion of exposure time, not marketing time, when the purpose of

the appraisal is to estimate market value. In the recent past, the volume of competitive properties offered for

sale, sale prices, and vacancy rates have fluctuated little. Therefore, the value estimated for the subject assumes

an exposure time of three to six months. The concluded exposure time estimate is based on a review of the

marketing times associated with the comparable data identified later in the report.

Property Rights Appraised

The property rights appraised in this appraisal constitute the fee simple interest and/or easement impact on the

fee simple interest of the subject property.

Purpose and Intended Use of Appraisal

I n accordance with Oregon law as summarized in the ODOT Guide to Appraising Real Property (January 2008,

Section 2, Page 7):

"The purpose of this valuation is to estimate the fair market value of the subject property in fee simple title as a

whole, when applicable; the fair market value of property taken as part of the whole, the fair market value of the
remainder after the taking as will be affected by contemplated improvements with consideration for damages,
if any, and benefits, if any, to the remainder; and the total just compensation due to the property owner by

reason of the taking."

The intended use of the appraisal is to aid the client in determining the appropriate compensation to be used
in future negotiations between the Washington County Land Use & Transportation and the subject property
owner. The use of the appraisal anticipates potential public acquisition under the eminent domain regulations
identified in ORS 35.

Client and Intended User

The client of this specific assignment is Washington County Land Use & Transportation. Intended users include
Washington County Land Use & Transportation and professionals assisting the client in matters related to the
intended use.

Reporting Option

This document has been presented as an appraisal report as identified in the 2020/21 of the Uniform Standards
of Professional Appraisal Practice (USPAP) of the Appraisal Standards Board. This analysis consists of a Taking
and Damages appraisal format. General valuation guidelines provided by the Oregon Department of
Transportation's Guide to Appraising Real Property have been used in this appraisal.

JD23-05-02 Holbrook Timber Co., LLC Property Appraisal Page 9

234

234



DONNERBERG ENTERPRISES, LLC

Definition of Market Value

According to the Oregon Department of Transportation Right of Way Manual (updated August 31, 2018) market

value is defined as: "The amount of money, in cash, that property would bring if offered for sale by one who

desired but was not obliged to sell, and was bought by one willing but not obliged to buy. It is the actual value

of the property on the date of the taking, with all its adaptations to general and special uses, that is to be

considered." "However, nothing shall be allowed for prospective value, speculative value or possible value

based upon future expenditures and improvements." Refer also to Highway Commercial. V. Superbilt Mfg. Co.

*1955) 205 OR 393, 412, 281 P2d 707.
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