
 
 

NOTICE OF DECISION  

   
      

MAP/TAX LOT:          2S132BC03100 

CASE NO:   LU 2021-005 SP / LA 

DATE OF NOTICE: August 26, 2021 

 
 
Applicant 

AJK Investments  

6244 SE Jess Ct. 

Hillsboro, OR 97123    

 
Owner 
AJK Investment  
6244 SE Jess Ct. 
Hillsboro, OR 97123 

 

NOTICE: Notice is hereby given that on August 26, 2021, the Sherwood Community 

Development Director’s designee APPROVED the Final Site Plan submittal for land use 

application LU 2021-005 Pine St. Live Work.    

The applicant has satisfied the Conditions of Approval included in the Notice of Decision for LU 

2021-005 related to Final Site Plan Approval including: 

 

B. Prior to Final Site Plan Approval 

 

1. Prior to Final Site Plan approval, show the required clear vision areas in 

conformance with SZCDC § 16.58.010. Clear vision areas shall include the 

intersections of SW Pine St. and SW 2nd St., SW Pine St. and the public alley, and 

SW 2nd St. and the private driveway, except where impacted by the primary building.  

 

FINDINGS: The Final Site Plan (Exhibit A – Sheet C300) shows the Clear Vision areas for the 

development, except where impacted by the building. This condition has been satisfied.  

 

2. Prior to Final Site Plan approval, show new fences and walls on the plans. New 

fences and walls shall comply with SZCDC § 16.58.020 

 

FINDINGS: The Final Site Plan (Exhibit A – Sheet C300) shows a new wooden fence will be 

constructed along the rear property line. The fence will be reduced to 2.5 ft. within the required 

clear vision area. This condition has been satisfied.  

 

3. Prior to Final Site Plan approval, the applicant shall provide draft Covenants, 

Conditions, and Restrictions (CC&Rs) that address common areas in the 

development. The final CC&Rs shall be recorded with the condominium plat.  

 

FINDINGS: The applicant has provided CC&Rs that address maintenance responsibilities for the 

common areas of the site. This condition has been satisfied.  
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4. Prior to Final Site Plan approval, provide details on the type of bike racks proposed 

for the public sidewalk along SW Pine St. The bicycle parking shall be installed in 

accordance with SZCDC § 16.94.020(C)(2) including a space 2x6’ for each bicycle.  

 

FINDINGS: The Final Site Plan (Exhibit A – Sheet C300) shows the proposed location of bike 

racks in the SW Pine St. sidewalk in front of the building. Two Huntco “Staple” bike racks are 

proposed which will provide parking for four (4) bicycles. This condition has been satisfied.  

 

5. Prior to Final Site Plan approval, provide a street tree planting plan in conformance 

with SZCDC § 16.142.060.  

 

FINDINGS: The Final Site Plan (Exhibit A – Sheet C300) shows three (3) street trees proposed 

for the SW Pine St frontage. No street trees are proposed along SW 2nd St. due to underground 

utility requirements. This condition has been satisfied.  

 

6. Prior to Final Site Plan approval, the applicant shall provide revised 2nd St. elevation 

drawings that add articulation and architectural detail to the façade. The treatments 

shall be compatible with the primary Pine St. façade. 

 

FINDINGS: The applicant has provided revised 2nd St. elevations (Exhibit A – Sheet A1.1) that 

shows additional windows, awnings, and a stone base treatment for this side of the building. The 

windows and awnings are compatible with the primary Pine St. façade. This condition has been 

satisfied.  

 
Exhibits 

A. Applicant Submittal  
 

DECLARATION OF MAILING 
 
STATE OF OREGON ) 
    ) 
Washington County  ) 
 
I, Eric Rutledge, for the Planning Department, City of Sherwood, State of Oregon, in 
Washington County, do declare that the Notice of Decision for Final Site Plan approval on 
Case File No. LU 2021-005 was placed in a U.S. Postal receptacle or transmitted via electronic 
mail, on August 26, 2021. 

INFORMATION: For information on the decision or to obtain copies of file materials, please contact Eric 
Rutledge, Associate Planner, at 503-625-4242 or rutledgee@sherwoodoregon.gov. 

 
APPEAL: Pursuant to Sherwood Zoning and Community Development Code Section 16.72.010.B.3.a, an 

appeal of the Planning Director to the Planning Commission must be filed not later than 14 
days after the date of mailing of this notice of decision.  

mailto:rutledgee@sherwoodoregon.gov
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___________________________________ 
         
City of Sherwood Planning Department 
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LAND USE APPLICATION 

CITY OF SHERWOOD, OREGON 

 

FINAL SITE PLAN 
PINE STREET MIXED USE DEVELOPMENT 

 

Development of Tax Lot 2S1 32BC 03100 with  

5 Attached Mixed Use Units 
 

 

City of Sherwood Case No. 2021-005 SP/LA 

 

 

August 5, 2021 

 

 

OWNER:  

Joe Keizur  

6244 SE Jess Court  

Hillsboro, Oregon 97123  

 

 

APPLICANT: 

AJK Investments 

4660 NE Belknap Ct. #101U  

Hillsboro, OR  97124  

Contact: Joe Keizur  

Phone: 503-332-3483 

Email:  

 

APPLICANT’S REPRESENTATIVE: 

Pioneer Design Group 

9020 Washington Square Road, Suite 170 

Portland, OR  97223 

Contact: Matthew L. Sprague 

Phone: 503-643-8286 

Email: msprague@pd-grp.com 
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FACT SHEET 

 

Project Name: Pine Street Mixed Use Development 

 

Proposed Action: FINAL SITE PLAN - 5 Attached Mixed Use Units 

 

City Case No: 2021-005 SP/LA 

  

Tax Map/Lot: 2S1 32BC 03100 

 

Site Size: 0.11 Acres 

 

Addresses:   22415 SW Pine Street, Sherwood, OR 97140 

   

Location: On the north side of the intersection of SW Pine Street and NW 2nd 

Avenue, Sherwood 

 

Zoning: Retail Commercial (RC) 

 

Overlay: Old Town (OT) Overlay District (Smockville) 

 

 

Owner:  

Joe Keizur  

6244 SE Jess Court  

Hillsboro, Oregon 97123 

 

 

Applicant: 

AJK Investments 

4660 NE Belknap Ct. #101U  

Hillsboro, OR  97124  

Contact: Joe Keizur  

Phone: 503-332-3483 

Email: 

 

 

Applicant’s Representative: 

Planning/Surveying/Engineering/Landscape 

Pioneer Design Group  

9020 Washington Square Road, Suite 170 

Portland, OR  97223 

Contact: Matthew L. Sprague 

Phone: 503-643-8286 

Email:  msprague@pd-grp.com   

Exhibit A



FINAL APPROVAL - Pine Street Mixed Use Development 

Tax Lot 3100, Map 2S1 32BC  
August 05, 2021 

PDG 382-001  P a g e  | 3  

 

GENERAL INFORMATION 

 

The Applicant received approval of an application for a Type IV Site Plan Review and Old Town 

Overlay Review to construct a three-story mixed-use building in Sherwood’s Old Town Overlay District 

(Smockville) on June 8, 2021 (2021-005 SP/LA).  The approval consisted of plans for 5 attached mixed 

use units with ground floor live/work space and 2 floors of residential living space above.  

 

The applicant is now requesting Final Site Plan approval.   

 

This narrative has been prepared in order to demonstrate compliance with the relevant sections of 

the City of Sherwood’s Zoning and Community Development Code and Conditions of Approval.   

 

VICINITY & SITE INFORMATION 

 

Site Location:  The subject site is approximately 0.11 acres, and is identified as Tax Lot 

2S132BC03100.  The site is rectangular in shape with frontages on SW Pine Street and SW 2nd 

Street, with frontage also provided to a public alleyway along the short east property boundary.  

The City of Sherwood Comprehensive Plan indicates the site is Zoned RC and is located in the 

Old Town Smockville Overlay area. 

 

Existing Uses:  The site is currently vacant.  There was a previous land use application approval 

for the site, LA 18-05, approved on 2/26/2019.  The approval was for development of a three-story 

mixed-use building on the subject site.  However, that approval has lapsed and is no longer valid. 

 

Surrounding Land Uses:  The properties abutting the site are all zoned Retail Commercial (RC).  

Parcels across SW 2nd Street, west of the site, are zoned Medium Density Residential Low (MDRL) 

 

Topography:  The site topography is generally flat.  There are no significant natural features on 

this property.    

 

Vegetation:  The site is vacant with mowed grass and no on-site trees.   

 

Transportation:  Transportation facilities for automobile, transit, pedestrians, and bicyclists are 

well developed in the Old Town District.  The site has frontages on SW Pine Street (north side), 

SW Second Street (west side), and the midblock alleyway (east side).  

 

SW Pine Street is a designated arterial.  The TSP specifies a 60-foot right-of-way, with 40-foot 

paved section, including 8-foot parking lanes.    

 

SW Second Street is a standard residential street.  The TSP specifies a 60-foot right-of-way, with 

28-foot paved section, including an 8-foot parking lane on one side. There is also a public alley 

along the south side of the property.  The alley is 14 feet in width, with compacted gravel surface.   

 

The site is within the Tri-Met service district boundaries.  The Old Town District is served by 

bus routes #93 (Tigard/Sherwood) and #94 (Pacific Highway/Sherwood).  These routes run on 

Exhibit A



FINAL APPROVAL - Pine Street Mixed Use Development 

Tax Lot 3100, Map 2S1 32BC  
August 05, 2021 

PDG 382-001  P a g e  | 4  

 

99W (Pacific Hwy), and enter Old Town on Sherwood Blvd.  looping through Old Town on SW 

Main Street, SW Pine and SW 1st Street.   

 

COMPLIANCE WITH CONDITIONS OF APPROVAL - CASE NO: 2021-005 SP/LA 

 

IV. CONDITIONS OF APPROVAL 

 

Based upon review of the applicant’s submittal information, review of the code, agency 

comments and consideration of the applicant’s submittal, staff finds that the proposed 

site plan does not fully comply with the standards but can be conditioned to comply. 

 

Therefore, staff recommends approval of application LU 2021-005 SP / LA Pine St. 

Live Work subject to the following conditions of approval: 

 

A.  General Conditions 

 

1.  Compliance with the Conditions of Approval is the responsibility of the developer 

or its successor in interest. 

 

RESPONSE:  The applicant understands the responsibility for compliance with these 

Conditions of Approval.   

 

2.  The development shall substantially comply with the submitted preliminary plans 

and narrative except as indicated in the conditions of the Notice of Decision. 

Additional development or change of use may require a new development 

application and approval. 

 

RESPONSE:  The Final Site Plans have been prepared in substantial compliance with the 

approved preliminary plans, thereby maintaining compliance with zoning and site plan approval 

criteria.  The applicant’s Engineer has prepared and submitted the Final Engineering Plans, 

which are now in review by the City.   

 

3.  The developer is responsible for all costs associated with any remaining public 

facility improvements and shall assure the construction of all public streets and 

utilities within and adjacent to the plat as required by these conditions of 

approval, to the plans, standards, and specifications of the City of Sherwood. 

 

RESPONSE:  The applicant understands the responsibility for all costs associated with any 

remaining public facility improvements and shall assure the construction of all public streets and 

utilities within and adjacent to the plat as required by these conditions of approval. 

 

4.  The land use approval shall be void after two (2) years from the date of the Notice 

of Decision unless construction on the site has begun, as determined by the City. 
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RESPONSE:  The applicant understands the limits of the approval period and intends to 

proceed with the development is a timely manner, well within the allowed 2-year approval 

period.  Based on the effective date of June 28, 2021, the 2-year expiration date is June 28, 2023. 

 

5.  The continual operation of the property shall comply with the applicable 

requirements of the Sherwood Zoning and Community Development Code and 

Municipal Code. 

 

RESPONSE:  The applicant understands the continual operation of the property shall comply 

with the applicable requirements of the Sherwood Zoning and Community Development Code 

and Municipal Code. 

 

6.  This approval does not negate the need to obtain permits, as appropriate from other 

local, state or federal agencies even if not specifically required by this decision. 

 

RESPONSE:  The applicant understands that additional permits are required, and is having 

construction plans prepared for plan review and permit approval.   

 

7.  Retaining walls within public easements or the public right-of-way shall require 

engineering approval. 

 

RESPONSE:  The applicant understands that any retaining walls within public easements or the 

public right-of-way shall require engineering approval.  Compliance with this Condition will be 

confirmed through Permit Plan Review and Approval.   

 

8.  Any departure from approved plans not authorized by the Hearing Authority shall 

be cause for revocation of applicable building and occupancy permits. 

 

RESPONSE:  The applicant is not proposing any variations or departures from the preliminary 

plans approved per LU 2021-005 SP / LA, except as mandated by these Conditions of Approval. 

 

9.  The developer shall comply with conditions described in the CWS Memorandum dated 

May 25, 2021 and all applicable CWS Design and Construction Standards (R&O 19-5). 

 

RESPONSE:  The applicant acknowledges the requirement to comply with CWS conditions, for 

which compliance will be confirmed through CWS’s review, approval and issuance of their Site 

Development Permit.  The applicant’s Engineer has prepared and submitted the Final 

Engineering Plans, which are now in review.   

 

10. The roll carts provided for waste and recycling shall be stored within the garage of 

each unit. The roll carts shall be placed curbside on 2nd St. or Pine St. for collection. 

 

RESPONSE:  The applicant understands that the roll carts are to be stored in the garages.  The 

requirements of this Condition are included in the CC&Rs prepared for the development, 

assigning responsibility to the unit owners.   
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11. Prior to Issuance of an Engineering Compliance Agreement, final engineering 

plan approval by the Engineering Department is required. 

 

RESPONSE:  The applicant’s Engineer has prepared and submitted the Final Engineering Plans, 

which are now under review by the City.   

 

12. Per City of Sherwood standards, all new utilities shall be placed underground. 

 

RESPONSE:  The applicant understands that all utilities are to be placed underground. 

Compliance with this Condition will be confirmed through review and approval of the Final 

Engineering Plans.  The applicant’s Engineer has prepared and submitted the Final Engineering 

Plans, which are now under review by the City.   

 

B.  Prior to Final Site Plan Approval 

 

1.  Prior to Final Site Plan approval, show the required clear vision areas in 

conformance with SZCDC § 16.58.010. Clear vision areas shall include the 

intersections of SW Pine St. and SW 2nd St., SW Pine St. and the public alley, and SW 

2nd St. and the private driveway, except where impacted by the primary building. 

 

RESPONSE:  The Final Engineering Plans show the typical clear vision areas per Section 

16,58.010 at the street intersections consistent with this Condition.   

 

However, the triangle areas are shaded back on Plan Sheet C300, because the clear vision areas 

are not required under subsection C.3., which states:  “3. Where no setbacks are required, 

buildings may be constructed within the clear vison area.”  

 

2.  Prior to Final Site Plan approval, show new fences and walls on the plans. New 

fences and walls shall comply with SZCDC § 16.58.020 

 

RESPONSE:  There is an existing chain link fence with privacy slats along approximately 2/3 

of the length of the property line of Tax Lot 3200.  This fence is located entirely on the adjacent 

property and will remain.   

 

The applicant is proposing to install a 6-foot-tall solid wood fence along the shared property line 

of Tax Lot 3200, as permitted by SZCDC § 16.58.020.  The fence height will transition to 2 ½ 

feet within the clear vision area as required by SZCDC § 16.58.010., or will otherwise terminate 

outside of the clear vision area. 

 

3.  Prior to Final Site Plan approval, the applicant shall provide draft Covenants, 

Conditions, and Restrictions (CC&Rs) that address common areas in the 

development. The final CC&Rs shall be recorded with the condominium plat. 
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RESPONSE:  The proposed CC&Rs acknowledge all Conditions of Approval and assign 

maintenance responsibilities for all individual and commonly owned elements of the site 

improvements as appropriate.  A copy of the draft CC&Rs is attached hereto for City review.   

 

The final CC&Rs will be recorded with the condominium plat. 

 

4.  Prior to Final Site Plan approval, provide details on the type of bike racks proposed 

for the public sidewalk along SW Pine St. The bicycle parking shall be installed in 

accordance with SZCDC § 16.94.020(C)(2) including a space 2x6’ for each bicycle. 

 

RESPONSE:  The Final Engineering Plans include details as to the type and location of bike racks 

to be provided, see attached PDG Sheet C300 and Huntco Staple Bike Rack detail.  The applicant’s 

Engineer has prepared and submitted the Final Engineering Plans, which are now in review. 

 

5.  Prior to Final Site Plan approval, provide a street tree planting plan in 

conformance with SZCDC § 16.142.060. 

 

RESPONSE:  The Final Engineering Plans (Sheet C300) include a street tree planting plan in 

conformance with SZCDC § 16.142.060.  It is noted that in response to a request from City staff 

through the engineering review process, the street tree originally proposed for the SW Second 

Street frontage has been eliminated to allow placement of utilities including water meters and 

utility vaults.  No other location exists along the SW 2nd Street frontage which would 

accommodate street tree placement.  As such, and additional street tree has been added to the 

SW Pine Street frontage 

 

The applicant’s Engineer has prepared and submitted the Final Engineering Plans, which are now 

in review by the City.   

 

6.  Prior to Final Site Plan approval, the applicant shall provide revised 2nd St. 

elevation drawings that add articulation and architectural detail to the façade. 

The treatments shall be compatible with the primary Pine St. façade. 

 

RESPONSE:  The revised Architectural Plans are attached hereto, which include added 

articulation and architectural detail to the SW 2nd Street façade consistent with this Condition. 

The façade treatments are compatible with the primary Pine St. façade, and have been reviewed 

and accepted by City staff prior to the submittal of this final site plan request. 

 

C.  Prior to Approval of the Engineering Public Improvement Plans 

 

1.  Prior to final engineering plan approval, the proposed development shall design the 

curbline fronting SW 2nd Street for being reconstructed and relocated 1.5-feet south, so 

that face of curb shall be 14-feet from the centerline of the SW 2nd Street right-of-way. 
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2.  Prior to final engineering plan approval, the proposed development shall design 

the existing pavement fronting SW 2nd Street for being removed and replaced 

with asphalt section meeting City standard, up to a half-street width (14-feet). 

 

3.  Prior to final engineering plan approval, the proposed development shall design 

the installation of two ADA ramps at the southern corner of the intersection of SW 

2nd Street and SW Pine Street, in accordance with City Engineering Standards. 

 

4.  Prior to final engineering plan approval, sidewalk along SW 2nd Street shall be 

designed to meet City Engineering Standards, and the sidewalk along SW Pine Street 

shall be designed to meet City Engineering Standards for a curb-tight sidewalk. 

 

5.  Prior to engineering plan approval, the proposed development shall design to provide 

a sanitary sewer service lateral for the development, which shall connect to the public 

sanitary sewer mainline located within the public alley. The connection to the public 

sanitary mainline shall be in conformance with City engineering standards. 

 

6.  Prior to engineering plan approval, the proposed development shall receive 

confirmation of water service lateral, meter set, and backflow assembly sizes and 

locations from Public Works. 

 

7.  Prior to engineering plan approval, the proposed development shall design to 

provide a domestic water service with backflow prevention and fire service as 

necessary for the development, which shall connect to the public water mainline 

located within SW Pine Street. The connection to the public water mainline shall 

be in conformance with City engineering standards. 

 

8.  Prior to engineering plan approval, the proposed development shall design to 

provide a storm sewer service lateral for the development, which shall connect to 

the public storm sewer mainline located within SW 2nd Street. The connection to 

the public storm mainline shall be in conformance with City engineering standards. 

 

9.  Prior to final engineering plan approval, the proposed development shall either 

design for providing on-site water quality facility and/or hydro-modification 

facility meeting Clean Water Services standards. A payment fee in lieu of 

construction may be made in place of construction of an onsite facility if 

approved by City of Sherwood and Clean Water Services. A payment fee in lieu of 

constructing a hydro-modification facility for off-site new/non-maintenance 

modified impervious area is required. 

 

10. Prior to final engineering plan approval, a stormwater connection permit shall be 

obtained from CWS. 

 

11. Prior to engineering plan approval, the proposed development shall design to 

provide Sherwood Broadband utilities (vaults and conduit) along the subject 
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property’s frontage of SW 2nd Street and SW Pine Street per requirements set 

forth in City Ordinance 2005-017 and City Resolution 2005-074. 

 

RESPONSE:  Condition D.1-11. remain in effect through Approval of the Engineering Public 

Improvement Plans. 

 

The applicant’s Engineer has prepared and submitted the Final Engineering Plans, which are now 

in review by the City.   

 

D.  Prior to Issuance of a Grading Permit 

 

1.  Prior to issuance of a Grading Permit from the Building Department, receive 

review and approval from the Engineering Department of grading and erosion 

and sediment control plans for the project. 

 

RESPONSE:  Condition D.1. remains in effect through issuance of the Grading Permit.  

 

E.  Prior to Issuance of Building Permits 

 

1.  Prior to issuance of any building permits, the developer shall execute an Engineering 

Compliance Agreement for the public improvements related to the project. 

 

RESPONSE:  Condition E.1. remains in effect through issuance of Building Permits.  

 

F.  Prior to Acceptance of Public Improvements 

 

1.  Prior to Acceptance of the public improvements, a Private Stormwater Facility Access 

and Maintenance Covenant meeting City of Sherwood standards shall be recorded at 

Washington County for any on-site water quality/hydro-modification facilities. 

 

2.  Prior to Acceptance of the public improvements, an O&M Plan meeting City of 

Sherwood standards shall be provided to the city. 

 

3.  Prior to Acceptance of the public improvements, the overhead utility lines along 

SW 2nd Street and the adjacent alley shall be relocated to be underground. 

 

RESPONSE:  Conditions F. 1-3 remain in effect through Acceptance of Public Improvements. 

 

G.  Prior to Receiving Occupancy 

 

1.  Prior to Final Occupancy, the site shall provide clear vision areas in conformance 

with SZCDC § 16.58.010. Clear vision areas shall include the intersections of SW 

Pine St. and SW 2nd St., SW Pine St. and the public alley, and SW 2nd St. and the 

private driveway, except where impacted by the primary building. 
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2.  Prior to Final Occupancy, new fences and walls located on the site shall comply 

with SZCDC § 16.58.020. 

 

3.  Prior to Final Occupancy, four (4) short-term bicycle parking shall be installed 

within the public sidewalk along SW Pine St. The bicycle parking shall be installed in 

accordance with SZCDC § 16.94.020(C)(2) including a space 2x6’ for each bicycle. 

 

4.  Prior to Grant of Occupancy the development shall either construct full width 

alley improvements along the subject property frontage meeting the approval of 

the City of Sherwood Engineering Department or pay a fee in-lieu-of construction 

fee equal to 125% of the construction cost of half the alley pavement section 

meeting City engineering standards. The applicant shall provide the City 

Engineer with a construction cost estimate prepared by a registered Civil 

Engineer registered in the State of Oregon, for review and approval. 

 

5.  Prior to Grant of Occupancy, any private sanitary sewer piping shall be installed 

in conformance with the current Oregon Plumbing Specialty Code. 

 

6.  Prior to Grant of Occupancy, any private water piping shall be installed in 

conformance with the current Oregon Plumbing Specialty Code. 

 

7.  Prior to Grant of Occupancy, any private stormwater piping shall be installed in 

conformance with the current Oregon Plumbing Specialty Code. 

 

8.  Prior to Receiving Occupancy, the site shall comply all applicable with the 

Tualatin Valley Fire & Rescue comments dated May 7, 2021, and receive final 

approval from the fire department. 

 

9.  Prior to Grant of Occupancy, final acceptance of the constructed public 

improvements shall be obtained from the Engineering Department. 

 

10. Prior to Final Occupancy, street trees shall be installed in conformance with 

SZCDC § 16.142.060. 

 

RESPONSE:  Conditions G. 1-9 remain in effect through Final Occupancy. 

 

SUMMARY AND CONCLUSION:  Based upon the response findings presented herein and 

the attached supporting Plans and Documents, the applicant has demonstrated compliance with 

the applicable Conditions of Approval and Final Site Plan approval criteria. 

 

Based on the submitted documents, the applicant respectfully requests Final Site Plan approval from 

the City’s Planning Department for the Pine Street Mixed Use development, including 5 attached 

mixed use units proposed for Tax Lot 2S1 32BC 03100 in accordance with City of Sherwood 

Casefile No. 2021-005 SP/LA. 
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DECLARATION SUBMITTING 

PINE STREET LIVE/WORK CONDOMINIUM 

TO CONDOMINIUM OWNERSHIP 

 

 

THIS DECLARATION, pursuant to the provisions of the Oregon Condominium Act, is 
made and executed by PINE STREET CONDOMINIUMS, LLC., an Oregon corporation 

(“Declarant”). 
 

Declarant proposes to create a condominium to be known as Pine Street Live/Work 

Condominium, which will be located in the City of Sherwood, Washington County, Oregon. The 
purpose of this Declaration is to submit the property described in Article 2 below to the 
condominium form of ownership and use in the manner provided by the Oregon Condominium 

Act. 
 

NOW, THEREFORE, Declarant does hereby declare and provide as follows: 

 

Article 1 

 

DEFINITIONS 

When used in this Declaration the following terms shall have the following meanings: 
 

1.1 “Association” means the association of unit owners established pursuant to 

Article 14 below. 

1.2 “Bylaws” means the Bylaws of the Pine Street Live/Work Condominum Owners 

Association adopted pursuant to Section 14.4 below as they may be amended from time to time. 

1.3 “Board of Directors” means the Board of Directors of the Association. 

1.4 “Condominium” means all of the property submitted to the condominium form 

of ownership by this Declaration. 

1.5 “Declarant” means Pine Street Condominiums, LLC.-Sherwood, a Oregon 

corporation, and its successors and assigns. 

1.6 “Declaration” means this Declaration as it may hereafter be amended. 

1.7 “Mortgage” and “Mortgagee” mean, respectively, a recorded mortgage, trust 

deed or contract of sale that creates a lien against a unit, and the holder, beneficiary or vendor of 

such a mortgage, trust deed or contract of sale. 

1.8 “Plat” means the plat of Pine Street Live/Work Condominium recorded 

simultaneously with the recording of this Declaration. 
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1.9 Incorporation by Reference.  Except as otherwise provided in this Declaration, 

each of the terms defined in ORS 100.005, a part of the Oregon Condominium Act, shall have 

the meaning set forth in that section. 

Article 2 

 

SUBMISSION OF PROPERTY TO CONDOMINIUM STATUTE 

The property submitted to the Oregon Condominium Act by this Declaration is held by 
Declarant and conveyed by Declarant in fee simple estate.  The land submitted is located in the 

City of Sherwood, Washington County, Oregon, and is more particularly described in the 
attached Exhibit A.  The property submitted includes the land so described, all buildings, 
improvements and structures, all easements, and rights and appurtenances located on, belonging 

to or used in connection with such land. 
 

Article 3 

 

NAME OF CONDOMINIUM 

The name by which the Condominium shall be known is “Pine Street Live/Work 

Condominium.” 

 

Article 4 

 

UNITS 

4.1 General Description of Buildings.  The Condominium consists of 1 building 

with five units, all approximately 1904 sq. ft.  The Condominium is primarily constructed of 

wood framing, fiber-cement exterior cladding, brick veneer exterior cladding and composite 

roofing material. 

4.2 General Description, Location and Designation of Units.  The Condominium 

contains 5 units.  The designation, location, boundaries and area in square feet of each unit are 

shown on the Plat and the attached Exhibit B. 

4.3 Boundaries of Units. 

(a) Units. Each unit shall be bounded by the interior surfaces of its perimeter 

and bearing walls, floors, ceilings, window frames, access doors and door frames, trim and the 

exterior surface of windows.  The unit shall include all lath, furring, wallboard, plasterboard, 

plaster, paneling, tiles, wallpaper, paint, finished flooring and any other materials constituting 

any part of its finished surfaces, except those portions of the walls, floors or ceilings that 

materially contribute to the structural or shear capacity of the Condominium.  All other portions 

of the walls, floors or ceilings shall be a part of the common elements.  In addition, each unit 

shall include the following: (a) all spaces, nonbearing interior partitions, window glazing and 

screens, interior doors and door frames and all other fixtures and improvements within the 

boundaries of the unit; and (b) all outlets of utility and communications service lines, including 

but not limited to power, light, gas, hot and cold water, heating, refrigeration, air conditioning, 
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waste disposal, security, cable television and telephone, within the boundaries of the unit, but 

shall not include any part of such lines or ducts themselves. 

Article 5 

 

GENERAL COMMON ELEMENTS 

The general common elements consist of all portions of the Condominium that are not 
part of a unit or a limited common element, including, but not limited to, the following: 

 

5.1 The land, pathways, fences, grounds, bicycle storage facility and outdoor bicycle 

racks,  and private drive. 

5.2 Pipes, hose bibs, ducts, flues, chutes, conduits, fire alarm and sprinkler systems, 

garden cistern, site lighting, wires and other utility and communications installations to their 

outlets. 

5.3 Roofs, foundations, bearing and shear walls, perimeter walls, beams, columns and 

girders to the interior surfaces thereof, exterior door frames and window frames. 

5.4 All other elements of the buildings and the Condominium necessary or convenient 

to their existence, maintenance and safety, or normally in common use, except as may be 

expressly designated in this Declaration as part of a unit or a limited common element. 

Article 6 

 

LIMITED COMMON ELEMENTS 

The following shall constitute limited common elements, the use of which shall be 
restricted to the units to which they pertain:  all decks, windows, window casings, doors and door 
casings, each of which shall pertain to the unit that it adjoins as shown on the Plat. 

 

Article 7 

 

ALLOCATION OF UNDIVIDED INTERESTS IN COMMON ELEMENTS 

Each unit will be entitled to an undivided ownership interest in the common elements 
determined by the ratio by which the square footage of the particular unit bears to the total 

square footage of all units combined, as shown on the attached Exhibit B.  Each unit’s interest in 
the common elements shall be inseparable from the unit and any conveyance, encumbrance, 
judicial sale, or other transfer, voluntary or involuntary, of an undivided interest in the common 

elements shall be void unless the unit to which that interest is allocated is also transferred. 
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Article 8 

 

COMMON PROFITS AND EXPENSES; VOTING 

8.1 Allocation of Common Profits and Expenses.  The common profits and 

common expenses of the Condominium shall be allocated to the owner of each unit according to 

the ratio by which the square footage of the particular unit bears to the total square footage of all 

units combined; provided, however, that upon the sale of each unit to a person other than a 

successor declarant, the purchaser shall make a contribution to the working capital of the 

Association equal to two months of regular Association assessments for the unit as further 

described in the Bylaws.  Except upon termination of the Condominium or as otherwise provided 

in the Bylaws with respect to damage, destruction or condemnation, any such common profits 

shall be used solely for the purpose of maintaining, repairing and replacing the common 

elements or for other expenses or reserves of the Association. 

8.2 Allocation of Voting Rights.  Each unit owner shall be entitled to one vote in the 

affairs of the Association and for the purposes of this Declaration for each unit owned by such 

owner; provided, however, that Declarant shall have five votes for each unit owned by Declarant 

until the earlier of (a) when Declarant has sold and conveyed to a person other than a successor 

declarant 80 percent or more of the units in the Condominium, or (b) ten (10) years after the date 

of the first conveyance of a unit to a person other than a successor declarant.  The method of 

voting shall be as specified in the Bylaws. 

Article 9 

 

SERVICE OF PROCESS 

The designated agent to receive service of process in cases provided in subsection (1) of 
ORS 100.550 is named in the Condominium Information Report which has been filed in 
accordance with ORS 100.250(1)(a). 

 

Article 10 

 

USE OF PROPERTY 

Each unit is to be used for residential and limited commercial purposes as described in 
the Bylaws and in accordance with the City of Sherwood’s regulations.  Additional limitations 

on use are contained in the Bylaws and the rules and regulations adopted pursuant to the Bylaws.  
Each unit owner shall be bound by each of these documents. 
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Article 11 

 

MAINTENANCE OF UNITS, COMMON ELEMENTS AND LIMITED COMMON 

ELEMENTS 

 

 

11.1 Responsibility for Repair, Replacement and Maintenance.   

A. The necessary work and expense to maintain, repair or replace the common elements 

shall be funded via the Condominium Association, be the responsibility of the Board 

of Directors and shall be carried out as provided in the Bylaws,  

B. The necessary work and expense to maintain, repair or replace items defined as a 

portion of the Unit shall be the sole responsibility and expense of the current Owner 

and shall be carried out as provided in the Bylaws, 

C.  The necessary expense of limited common elements shall be the sole responsibility 

of the current unit Owner, with the repair or replacement of the limited common 

elements by the Condominium Association and shall be carried out as provided in the 

Bylaws.  

11.2 Mortgagee’s Rights upon Failure to Maintain.  If the Mortgagee of any unit 

determines that the Board of Directors is not providing an adequate maintenance, repair and 

replacement program for the common elements, such Mortgagee, at its option, may give a notice 

to the Board of Directors by delivering it to the registered agent, setting forth the particular 

defect that the Mortgagee believes exists in the maintenance, repair and replacement program.  If 

the specified defects are not corrected within 90 days subsequent to receipt of such notice, then 

the Mortgagee, upon written notice to the registered agent that it is exercising its proxy rights, 

shall have the right to attend succeeding annual or special meetings of the Association and to cast 

a vote for each unit on which it holds a Mortgage on all business coming before such meeting.  

Such proxy rights shall continue until the defects listed on the notice are corrected. 

11.3 Rights of City of Sherwood Upon Failure to Maintain.  The provisions of this 

Declaration and of the Bylaws regarding the maintenance, repair and replacement of the common 

elements shall be deemed to be for the benefit of the City of Sherwood, as well as the unit 

owners, and the City may enforce such provisions by appropriate proceedings at law or in equity.  

Without limitation of the foregoing, the City may deliver a written notice to the Board of 

Directors by delivering it to the registered agent, setting forth the particular defect that it believes 

exists in the maintenance, repair and replacement program.  If the specified defects are not 

corrected within 30 days after receipt of the notice or, if such correction cannot reasonably be 

completed within such time, the Association fails within such time to commence and pursue the 

correction with reasonable diligence, then the City may take necessary curative action.  In such 

event, the cost of correction by the City shall constitute a lien against each unit and its interest in 

the common elements based on each unit’s share of the common expenses as provided in this 

Declaration. 
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Article 12 

 

EASEMENTS 

12.1 In General.  Each unit has an easement in and through each other unit and the 

common elements for all support elements and utility, wiring, heat, plumbing and service 

elements, and for reasonable access thereto, as required to effectuate and continue proper 

operation of the Condominium, including, without limitation, easements as required for the 

electrical wiring and plumbing for each unit and an easement to locate and maintain air 

conditioning compressors and equipment on the exterior of the buildings.  The specific mention 

or reservation of any easement in this Declaration does not limit or negate the general easement 

for common elements reserved by law.  Each unit owner has an unrestricted right of ingress and 

egress to his or her unit.  This right is perpetual and passes with the ownership of the unit. 

12.2 Encroachments.  Each unit and all common elements shall have an easement 

over all adjoining units and common elements for the purpose of accommodating any present or 

future encroachment as a result of engineering errors, construction, reconstruction, repairs, 

settlement, shifting or movement of any portion of the property, or any other similar cause, and 

any encroachment due to building overhang or projection.  There shall be valid easements for the 

maintenance of the encroaching units and common elements so long as the encroachments shall 

exist, and the rights and obligations of owners shall not be altered in any way by the 

encroachment.  This provision does not relieve a unit owner of liability in the case of willful 

misconduct of the unit owner or relieve Declarant or any contractor, subcontractor or 

materialman from any liability as a result of failure to adhere to the Plat.  The encroachments 

described in this Section 12.2 shall not be construed to be encumbrances affecting the 

marketability of title to any unit. 

12.3 Granting of Easements by Association.  Subject to the requirements of 

ORS 100.405(6), the Association may grant, execute, acknowledge and deliver on behalf of the 

unit owners leases, easements, rights-of-way, licenses and similar interests affecting the common 

elements and consent to vacation of roadways and easements within and adjacent to the 

Condominium.  Any such instrument shall be executed by the chairperson and secretary of the 

Association.  No such interest may be granted with regard to a limited common element unless 

the owners and Mortgagees of the units having the right to use the limited common element 

consent to and join in the instrument granting the interest. 

12.4 Right of Entry.  Upon request made to the unit owner and any occupant, any 

person authorized by the Association may enter any unit and any limited common element to 

perform necessary maintenance, repair or replacement of the common elements or any unit for 

which the Association has maintenance, repair or replacement responsibility under this 

Declaration, the Bylaws or by law, to make emergency repairs to the unit or common elements 

that are necessary for the public safety or to prevent damage to common elements or to another 

unit or to enforce this Declaration, the Bylaws or the Rules and Regulations.  Requests for entry 

must be made in advance and for a reasonable time, except in the case of an emergency, when 

the right of entry is immediate.  An emergency entry does not constitute a trespass or otherwise 

create a right of action in the owner of a unit.   
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12.5 Easements for Declarant.  Declarant and Declarant’s agents, successors and 

assigns shall have an easement over and upon the common elements as may be reasonably 

necessary for the purpose of completing or making repairs to existing structures, if access thereto 

is otherwise not reasonably available, for the purpose of carrying out sales and rental activities 

necessary or convenient for the sale or rental of units, including, without limitation, the right to 

use the units owned by Declarant as model units and the right to use a unit as a sales office and 

for the purpose of discharging any other obligation of Declarant or exercising any other special 

Declarant right, whether arising under the Oregon Condominium Act or reserved in this 

Declaration or the Bylaws.  For a period of 10 years following recording of this Declaration, 

Declarant and Declarant’s members, managers and their successors, agents and designees shall 

have a right to inspect the common elements of the Condominium and the Association’s records 

regarding inspections and maintenance of the Condominium.  Such persons shall have the right 

to enter units for the purpose of performing such inspections, provided that requests for entry are 

made in advance and that such entry is at a time convenient to the owner. 

12.6 Declarant’s Personal Property.   Declarant reserves the right to retain all 

personal property and equipment used in the sales, management, construction and maintenance 

of the Condominium that has not been represented as property of the Association.  Declarant 

reserves the right to remove from the Condominium (promptly after the sale and close of escrow 

of the last unit) any and all goods and improvements used in development, marketing and 

construction, whether or not they have become fixtures. 

Article 13 

 

APPROVAL BY MORTGAGEES 

13.1 Notice of Action.  The Mortgagee, insurer or guarantor of a Mortgage on any unit 

in the Condominium shall be entitled to timely written notice of the following: 

(a) Any condemnation or casualty loss that affects a material portion of the 

Condominium or affects the unit securing its Mortgage. 

(b) Any 60-day delinquency in the payment of assessments or charges owed 

by the owner of any unit on which it holds the Mortgage. 

(c) A lapse, cancellation or material modification of any insurance policy 

maintained by the Association. 

(d) Any proposed action that would require consent of a specified percentage 

of Mortgagees as required by this article. 

(e) Any change in the purpose for which any unit or the common elements is 

restricted. 

13.2 Termination and Amendment to Documents. 

(a) Unless a greater vote is required by this Declaration, the Bylaws or the 

Oregon Condominium Act, the approval of Mortgagees holding Mortgages on units that 
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represent at least 51 percent of the voting rights of units subject to Mortgages shall be required to 

terminate the legal status of the project as a condominium. 

(b) Except when a greater percent is required by the Declaration or Bylaws, or 

a greater or lesser percent is required by the Oregon Condominium Act, the consent of the 

Mortgagees holding Mortgages on units that represent at least 51 percent of the voting rights of 

units subject to Mortgages shall be required for any amendments to the Declaration or Bylaws of 

a material adverse nature to Mortgagees. 

(c) Any eligible Mortgagee who receives a written request to approve any 

termination, additions or amendments under this Article 13 and who fails to submit a negative 

response to the requesting party within 60 days after it receives proper notice of the proposal, 

provided the notice was delivered by certified or registered mail, return receipt requested, shall 

be deemed to have approved such request. 

13.3 Other Provisions for First Lien Holders.  To the extent permitted under Oregon 

law, the following additional protections shall apply for the benefit of first Mortgage holders: 

(a) Any restoration or repair of the Condominium after a partial condemnation 

or damage due to an insurable hazard shall be substantially in accordance with the Declaration 

and the original plans and specifications unless the approval of the Eligible Holders of first 

Mortgages on units to which at least 51 percent of the voting rights of units subject to Mortgages 

held by such Eligible Holders are allocated, is obtained. 

(b) Any election to terminate the Condominium regime after substantial 

destruction or a substantial taking in condemnation of the condominium property must require 

the approval of the Eligible Holders of first Mortgages on units to which at least 51 percent of 

the voting rights of units subject to Mortgages held by such Eligible Holders are allocated. 

(c) Unless the formula for reallocation of interests in the common elements 

after a partial condemnation or partial destruction of the Condominium is fixed in advance by the 

Declaration or by applicable law, no reallocation of interests in the common elements resulting 

from a partial condemnation or partial destruction of the Condominium may be effected without 

the approval of the Eligible Holders of first Mortgages on units to which at least 51 percent of 

the voting rights of units subject to Mortgages held by such Eligible Holders are allocated. 

(d) Any affordable housing resale restriction, as may now or in the future 

encumber the Condominium or any unit therein, shall terminate upon foreclosure, deed in lieu of 

foreclosure or transfer of a unit to the Secretary of  Housing and Urban Development. 

(e) As used in this Article, the term “Eligible Holder, Insurer or 

Guarantor” shall mean a holder, insurer or guarantor of a first Mortgage on a unit in the 

Condominium that has made a written request to the Association identifying the name and 

address of the holder, insurer or guarantor and the unit number or address of the unit on which it 

has (or insures or guarantees) a first Mortgage. 

13.4 Additional Requirements for Amendments.  The following additional 

provisions do not apply to amendments to the constituent documents or termination of the 
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Condominium regime made as a result of destruction, damage or condemnation, or to a 

reallocation of interests in the common elements that might occur pursuant to any plan of 

expansion or phased development previously approved by the Federal Housing Administration, 

to the extent such approval was required under the applicable condominium program or such 

agency. 

(a) The consent of owners of units to which at least 67 percent of the voting 

rights in the Association are allocated and the approval of the Eligible Holders of first Mortgages 

on units to which at least 67 percent of the voting rights of units subject to a Mortgage appertain, 

shall be required to terminate the Condominium regime. 

(b) The consent of owners of units to which at least 67 percent of the voting 

rights in the Association are allocated and the approval of Eligible Holders of first Mortgages on 

units to which at least 51 percent of the voting rights of units subject to a Mortgage appertain, 

shall be required to materially amend any provisions of the Declaration, Bylaws or equivalent 

documents of the Condominium, or to add any material provisions thereto, which establish, 

provide for, govern or regulate any of the following: 

(1) Voting; 

(2) Assessments, assessment liens or subordination of such liens; 

(3) Reserves for maintenance, repair and replacement of the common 

elements; 

(4) Insurance or Fidelity Bonds; 

(5) Rights to use of the common elements; 

(6) Responsibility for maintenance and repair of the several portions 

of the Condominium; 

(7) Expansion or contraction of the Condominium regime or the 

addition, annexation or withdrawal of property to or from the regime; 

(8) Boundaries of any unit; 

(9) The interests in the general or limited common elements; 

(10)  Convertibility of units into common elements or of common 

elements into units; 

(11) Leasing of units; 

(12) Imposition of any right of first refusal or similar restriction on the 

right of a unit owner to sell, transfer, or otherwise convey his or her unit in the Condominium; 
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(13) Establishment of self-management by the Association where 

professional management has been required by the Federal Housing Administration. 

(c) The consent of owners of units to which at least 67 percent of the voting 

rights in the Association are allocated and the approval of Eligible Holders of first Mortgages on 

units to which at least 51 percent of the voting rights of units subject to a Mortgage appertain, 

shall be required to amend any provisions included in the Declaration, Bylaws or equivalent 

documents of the Condominium that are for the express benefit of holders or insurers of first 

Mortgages on units in the Condominium. 

(d) For first Mortgagees to be Eligible Holders under this Section 13.6, they 

must request notice in accordance with the provisions of Section 13.3(d). 

Article 14 

 

ASSOCIATION OF UNIT OWNERS 

14.1 Organization.  Upon the recording of this Declaration the Association shall be 

organized to serve as a means through which the unit owners may take action with regard to the 

administration, management and operation of the Condominium.  The name of the Association 

shall be “Pine Street Live/Work Condominum Owners Association,” and the Association shall 

be an Oregon nonprofit corporation. 

14.2 Membership; Board of Directors.  Each unit owner shall be a member of the 

Association.  The affairs of the Association shall be governed by the Board of Directors as 

provided in the Bylaws. 

14.3 Powers and Duties.  The Association shall have such powers and duties as may 

be granted to it by the Oregon Condominium Act, including each of the powers set forth in 

ORS 100.405(4), together with such additional powers and duties afforded it by this Declaration 

or the Bylaws. 

14.4 Adoption of Bylaws, Declarant Control of Association.  Upon the execution 

and the recording of this Declaration, Declarant shall adopt Bylaws for the Association, which 

Bylaws are attached as Exhibit C.  Declarant specifically reserves the right to control the 

Association by appointing the interim directors of the Association until the organizational and 

turnover meeting of the Association has been held and the unit owners have elected regular 

directors as provided in Sections 2.2 and 3.4 of the Bylaws.  In addition, Declarant shall have the 

right to consent to any amendment to the Declaration or the Bylaws as provided in Section 16.2 

below and Section 9.2 of the Bylaws, and shall have a weighted vote in the Association as 

provided in Section 8.2 above. 

Article 15 

 

RELOCATION OF BOUNDARIES 

15.1 Approval.  The boundaries between adjoining units, including any intervening 

common elements, may be relocated or eliminated by an amendment to this Declaration.  The 
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owners of the affected units shall submit to the Board of Directors a proposed amendment that 

shall identify the units involved, state any reallocations of common element interest, voting 

rights, common expense liability and right to common profits and contain words of conveyance.  

The Board of Directors shall approve the amendment unless it determines within 45 days that the 

reallocations are unreasonable or the relocation or elimination will impair the structural integrity 

or mechanical systems of the Condominium or lessen the support of any portion of the 

Condominium. 

15.2 Powers of Board.  The Board of Directors may require the owners of the affected 

units to submit an opinion of a registered architect or registered professional engineer that the 

proposed relocation or elimination will not impair the acoustic performance, structural integrity 

or fire, life, safety and mechanical systems of the Condominium or lessen the support of any 

portion of the Condominium.  The Board of Directors or any agent appointed by the Board of 

Directors may supervise the work necessary to effect the boundary relocation or elimination.  

Any expenses incurred under this section shall be charged to the owners of the units requesting 

the boundary relocation or elimination. 

15.3 Amendment.  The amendment shall be executed by the owners and Mortgagees 

of the affected units, certified by the chairperson and secretary of the Association, approved as 

required by law and recorded in the appropriate records of Washington County, Oregon.  In 

addition, plat and floor plans necessary to show the altered boundaries between the adjoining 

units shall be recorded as required by law. 

Article 16 

 

AMENDMENT 

16.1 How Proposed.  Amendments to the Declaration shall be proposed by either a 

majority of the Board of Directors or by unit owners holding 30 percent or more of the voting 

rights.  The proposed amendment must be reduced to writing and shall be included in the notice 

of any meeting at which action is to be taken thereon or attached to any request for consent to the 

amendment. 

16.2 Approval Required.  Except as may otherwise be provided in this Declaration or 

by the Oregon Condominium Act, this Declaration may be amended if the amendment is 

approved by unit owners holding 67 percent of the voting rights of the Condominium, without 

regard to any weighted vote otherwise allocable to units owned by Declarant, and by Mortgagees 

to the extent required by Article 13.  Declarant’s prior written consent shall also be required for a 

period of 10 years from the date of closing of the sale by Declarant of the last unit to a person 

other than a successor declarant or from the date of the turnover meeting, whichever is later.  If 

this project has been approved by the Department of Housing and Urban Development or the 

Veterans Administration, then notwithstanding any other provision of this Section 16.2 to the 

contrary, Declarant shall relinquish any right to veto amendments to this Declaration not later 

than the date by which the turnover meeting must occur.  Except as otherwise permitted by the 

Oregon Condominium Act, no amendment may change the size, location, allocation of undivided 

interest in the common elements, the method of determining liability for common expenses, the 

method of determining the right to common profits or the method of determining voting rights of 
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any unit unless the amendment has been approved by the owners and Mortgagees of the affected 

unit. 

16.3 Regulatory Amendments.  Notwithstanding the provisions of Section 16.2 

above, until the turnover meeting has occurred, Declarant shall have the right to amend this 

Declaration or the Bylaws in order to comply with the requirements of the Federal Housing 

Administration; the United States Department of Veterans Affairs; the Rural Development or the 

Farm Service Agency of the United States Department of Agriculture; the Federal National 

Mortgage Association; the Government National Mortgage Association; the Federal Home 

Mortgage Loan Corporation; any department, bureau, board, commission or agency of the 

United States or the State of Oregon; or any corporation wholly owned, directly or indirectly by 

the United States or the State of Oregon that insures, guarantees or provides financing for a 

condominium or units in a condominium. 

16.4 Recordation.  The amendment shall be effective upon recordation in the Deed 

Records of Washington County, Oregon, of the Declaration as amended or of the amendment 

thereto, certified to by the chairperson and secretary of the Association as being adopted in 

accordance with this Declaration and the provisions of the Oregon Condominium Act, and 

approved by the county assessor and the Real Estate Commissioner if such approvals are 

required by the Oregon Condominium Act. 

Article 17 

 

SEVERABILITY 

Each provision of this Declaration and the Bylaws shall be deemed independent and 
severable, and the validity or partial invalidity of any provision shall not affect the validity or 
enforceability of the remaining part of that or any other provision of this Declaration or the 

Bylaws. 
 

Article 18 

 

APPLICABILITY 

Each unit owner, including Declarant as to any unsold unit, shall be subject to all of the 

rights and duties assigned to unit owners under the terms of the Declaration and Bylaws.  All 
present and future owners, tenants, subtenants and occupants of units, and all present and future 
employees, agents, visitors and licensees of unit owners, shall be subject to and comply with the 

provisions of this Declaration, the Bylaws and all rules and regulations adopted thereunder, as 
they may be amended from time to time. 
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PINE STREET CONDOMINIUMS, LLC.-

SHERWOOD 

a Oregon corporation 
 
 

By:         
       
       
STATE OF OREGON  ) 

     )ss. 
County of    ) 
 

The foregoing instrument was acknowledged before me this ____ day of 
_____________ 20___ by ______________________________, _________________of Pine 
Street Condominiums, LLC.-Sherwood, a Oregon corporation, on its behalf. 

 
              

Notary Public for Oregon 

My commission expires: 
Commission No.: 

 

 
The foregoing Declaration is approved this _____ day of _____________, 20____ 

 

ASSESSOR AND TAX COLLECTOR 

FOR WASHINGTON COUNTY 

 

 

By:         

 

 

 

 

 

 

 
The foregoing Declaration is approved pursuant to ORS 100.110 this ____ day of 

_____________, 20____ and in accordance with ORS 100.110(7), this approval shall 

automatically expire if this Declaration is not recorded within one (1) year from this date. 
 

OREGON REAL ESTATE COMMISSIONER 

 

 

By:          
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EXHIBIT A 

 

Legal Description 

 

 

PLACE FINAL LEGAL DESCRIPTION HERE 
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EXHIBIT B 

Unit Square Footages and Undivided Interests 

 

 

 

 

 

 

 

 

 

Unit Square 

Footage 

Undivided 

Interest 

1 1904 1904/9520 

2 1904 1904/9520 

3 1904 1904/9520 

4 1904 1904/9520 

5 1904 1904/9520 
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NOTICE 

 

THE SQUARE FOOTAGE AREAS STATED IN THIS DECLARATION AND THE 

PLAT ARE BASED ON THE BOUNDARIES OF THE UNITS AS DESCRIBED IN THIS 

DECLARATION AND MAY VARY FROM THE AREA OF UNITS CALCULATED 

FOR OTHER PURPOSES. 
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EXHIBIT C 

 

Bylaws 
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BYLAWS OF 

 

PINE STREET LIVE/WORK CONDOMINIUM OWNERS ASSOCIATION 

 

 

Article 1 

 

PLAN OF CONDOMINIUM OWNERSHIP 

1.1 Name and Location.  These are the bylaws of the PINE STREET 

LIVE/WORK CONDOMINIUM OWNERS ASSOCIATION (the “Association”).  PINE 

STREET LIVE/WORK CONDOMINIUM (the “Condominium”) is located in the City of 

Sherwood, Washington County, Oregon, and has been submitted to the Oregon Condominium 

Act by a declaration recorded simultaneously with these Bylaws (the “Declaration”).  The 

location of the Condominium is more specifically described in the Declaration. 

1.2 Principal Office.  The principal office of the Association shall be located at such 

address as may be designated by the Board of Directors from time to time. 

1.3 Purposes.  This Association is formed under the provisions of the Oregon 

Condominium Act to serve as the means through which the unit owners may take action with 

regard to the administration, management and operation of the Condominium. 

1.4 Applicability of Bylaws.  The Association, all unit owners, and all persons using 

the Condominium property shall be subject to these Bylaws and to all rules and regulations that 

may be adopted pursuant to these Bylaws. 

1.5 Composition of Association.  The Association shall be composed of all the unit 

owners of the Condominium, including Pine Street Condominium, LLC, Inc.-Sherwood, a 

Delaware corporation, and its successors and assigns (the “Declarant”), and the Association, 

itself, to the extent any of these own any unit or units of the Condominium. 

1.6 Incorporation.  The Association shall be incorporated under the Oregon Non-

Profit Corporation Law.  The Articles of Incorporation of the Association shall be consistent 

with the Declaration and these Bylaws, and these Bylaws shall constitute the bylaws of the 

incorporated association. 

1.7 Definitions.  The definitions contained in or adopted by the Declaration shall be 

applicable to these Bylaws. 

Article 2 

 

MEETINGS OF ASSOCIATION 

2.1 Place of Meetings.  The Association shall hold meetings at such suitable place 

convenient to the unit owners as may be designated by the Board of Directors from time to time. 
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2.2 Turnover Meeting.  Within ten (10) years after the date of conveyance of the 

first unit to a person other than a successor declarant, or within 90 days after Declarant has sold 

and conveyed to a person other than a successor declarant 81 percent or more of the units in the 

Condominium, whichever is earlier, Declarant shall call the first meeting of the unit owners to 

organize the Association and to elect directors.  If a quorum of the unit owners is present, the 

unit owners shall elect not fewer than the number of directors sufficient to constitute a quorum of 

the Board of Directors.  Notice of such meeting shall be given to all owners as provided in 

Section 2.5.  If Declarant fails to call the meeting, the meeting may be called and notice given by 

any unit owner or Mortgagee of a unit.  The expense of giving notice shall be paid or reimbursed 

by the Association.  At the meeting, Declarant shall deliver to the Association such information 

and documents as may be required by the Oregon Condominium Act.  Nothing in this Section 

shall be construed as preventing Declarant from calling the organizational and turnover meeting 

prior to such date, or from calling informal, informational meetings of the unit owners. 

2.3 Annual Meetings.  The annual meetings of the Association shall be held on such 

date each year as may be established by the Board of Directors from time to time, or if the Board 

does not establish such a date, then in the month of February at such hour and on such date as the 

chairperson may designate, or if the chairperson should fail to designate such date by the first 

day of February then on the last Tuesday in February.  The annual meetings shall be for the 

purpose of electing directors and for the transaction of such other business as may properly come 

before the meeting. 

2.4 Special Meetings.  Special meetings of the Association may be called by the 

chairperson or by a majority of the Board of Directors, and must be called by the chairperson or 

secretary upon receipt of a written request from unit owners owning at least 67 percent of the 

voting rights stating the purpose of the meeting.  Business transacted at a special meeting shall 

be confined to the purposes stated in the notice of meeting. 

2.5 Notice of Meetings.  Notice of the annual meeting and all other meetings of the 

Association stating the time and place and the purpose or purposes for which the meeting is 

being called shall be given by the chairperson or secretary.  Notice must be given in writing by 

mail or, to the extent permitted by law, by electronic mail, facsimile or other form of electronic 

communication acceptable to the Board of Directors not less than 10 days nor more than 50 days 

prior to the date of the meeting to each unit owner.  If mailed, it shall be sent to the owner at his 

or her address as it appears on the books of the Association.  A copy shall be sent to any first 

Mortgagee requesting such notice.  Proof of such notice shall be given by the affidavit of the 

person giving the notice.  For a period of 10 years following closing of the sale of the last unit by 

Declarant to a person other than a successor declarant, notices of meetings (including agendas) 

shall also be given to Declarant (or any designee of Declarant specified in any written notice to 

the Association) in the same manner as given to unit owners, and Declarant or a representative of 

Declarant shall be entitled to attend such meetings.  Notice of meeting may be waived by any 

unit owner before or after meetings.  When a meeting is adjourned for less than 30 days, no 

notice of the adjourned meeting need be given other than by announcement at the meeting at 

which such adjournment takes place. 

2.6 Voting.  Each owner of a unit shall have one vote for each unit of the 

Condominium owned by such unit owner; provided, however, that Declarant shall have five 
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votes for each unit owned by Declarant until the earlier of (a) when Declarant has sold and 

conveyed to a person other than a successor declarant 81 percent or more of the units in the 

Condominium, or (b) ten  years after the date of the first conveyance of a unit to a person other 

than a successor declarant.  Declarant shall be entitled to vote as the unit owner of any then 

existing units retained by Declarant, and the Board of Directors shall be entitled to vote on behalf 

of any unit that has been acquired by or on behalf of the Association; provided, however, that the 

Board of Directors shall not be entitled to vote such units in any election of directors. 

2.7 Casting of Votes and Consents.  The voting rights or consent of a unit owner 

may be cast in person at a meeting of the Association or, at the discretion of the Board of 

Directors, by proxy in accordance with paragraph (a) of this Section, by absentee ballot in 

accordance with paragraph (b) of this Section, by written ballot in accordance with paragraph (c) 

of this Section, or by any other method specified in the Declaration, these Bylaws or the Oregon 

Condominium Act, except as otherwise provided in Section 2.8 below. 

(a) Proxies.  A proxy must be dated and signed by the unit owner, is not valid 

if it is undated or purports to be revocable without notice, and terminates one year after its date 

unless the proxy specifies a shorter term.  The Board of Directors may not require that a proxy be 

on a form prescribed by the board.  A unit owner may not revoke a proxy given pursuant to this 

paragraph except by actual notice of revocation to the person presiding over a meeting of the 

Association or to the Board of Directors if a vote is being conducted by written ballot in lieu of a 

meeting.  A copy of a proxy in compliance with this paragraph provided to the Association by 

facsimile, electronic mail or other means of electronic communication utilized by the Board of 

Directors is valid. 

(b) Absentee ballots.  An absentee ballot, if authorized by the Board of 

Directors, shall set forth each proposed action and provide an opportunity to vote for or against 

each proposed action.  All solicitations for votes by absentee ballot shall include instructions for 

delivery of the completed absentee ballot, including the delivery location and instructions about 

whether the ballot may be canceled if the ballot has been delivered according to the instructions.  

An absentee ballot shall be counted as a unit owner present for the purpose of establishing a 

quorum.  Even if an absentee ballot has been delivered to a unit owner, the unit owner may vote 

in person at a meeting if the unit owner has returned the absentee ballot and canceled the 

absentee ballot, if cancellation is permitted in the instructions given under this paragraph. 

(c) Ballot meetings.  At the discretion of the Board of Directors, any action 

that may be taken at any annual, regular or special meeting of the Association may be taken 

without a meeting by written ballot to the extent and in the manner provided in ORS 100.425. 

(d) Electronic ballots.  To the extent authorized by the Board of Directors 

and permitted by the Oregon Condominium Act, any vote, approval or consent of a unit owner 

may be given by electronic ballot. 

(e) Mortgages.  A unit owner may pledge or assign such owner’s voting 

rights to a Mortgagee.  In such a case, the Mortgagee or its designated representative shall be 

entitled to receive all notices to which the unit owner is entitled under these Bylaws and to 

exercise the unit owner’s voting rights from and after the time that the Mortgagee shall give 
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written notice of such pledge or assignment to the Board of Directors.  Any first Mortgagee may 

designate a representative to attend all or any meetings of the Association. 

2.8 Votes Involving Major Decisions.  For votes of the Association involving a 

Major Decision, unit owners choosing to vote by proxy or absentee ballot shall be required to 

vote either in the affirmative or in the negative for the proposed Major Decision.  Unit owners 

shall not be permitted to assign proxy voting discretion to any other person or entity on matters 

involving Major Decisions of the Association.  The term “Major Decision” shall include the 

following: 

(a) Any vote of the Association to terminate professional management 

pursuant to Section 3.8 below; 

(b) Any vote of the Association to incur or commit the Association to incur 

legal fees in excess of $5,000 for any specific litigation or claim matter or enter into any 

contingent fee contract on any claim in excess of $100,000 pursuant to Section 3.7(e) below; 

(c) Any vote of the Association proposing to borrow of any sum of money in 

excess of an amount or amounts, aggregated for the calendar year in question, exceeding 15 

percent of the estimated budget of the Association pursuant to Section 3.7(h) below; and 

(d) Any vote of the Association to approve an amendment to these Bylaws. 

2.9 Fiduciaries and Joint Owners.  An attorney-in-fact, executor, administrator, 

guardian, conservator or trustee may vote or grant consent with respect to any unit owned or held 

in a fiduciary capacity, whether or not the specific right has been transferred to his or her name; 

provided, that such person shall satisfy the secretary that he or she is the attorney-in-fact, 

executor, administrator, guardian, conservator or trustee, holding the unit in a fiduciary capacity.  

Whenever any unit is owned by two or more persons jointly, according to the records of the 

Association, the vote of such unit may be exercised by any one of the owners, in the absence of 

protest by a co-owner.  In the event of disagreement among the co-owners, the vote of the unit 

shall be disregarded completely in determining the proportion of votes given with respect to such 

matter unless a valid court order establishes the authority of a co-owner to vote. 

2.10 Tenants and Contract Vendors.  Unless otherwise expressly stated in the rental 

agreement or lease, all voting rights allocated to a unit shall be exercised by the owner/landlord.  

Unless otherwise stated in the contract, all voting rights allocated to a unit shall be exercised by 

the vendee of any recorded land sale contract on the unit. 

2.11 Quorum of Unit Owners.  At any meeting of the Association, members holding 

25 percent of the voting rights, present in person, by proxy or by absentee ballot, if permitted by 

the Board of Directors, shall constitute a quorum.  The subsequent joinder of a unit owner in the 

action taken at a meeting by signing and concurring in the minutes of the meeting shall constitute 

the presence of such person for the purpose of determining a quorum.  When a quorum is once 

present to organize a meeting, it cannot be broken by the subsequent withdrawal of a unit owner 

or owners.  If any meeting of members cannot be organized because of a lack of quorum, the 

members who are present, either in person or by proxy, may adjourn the meeting from time to 

time until a quorum is present. 
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2.12 Majority Vote.  The vote of the holders of more than 50 percent of the voting 

rights, present in person or by proxy at a meeting at which a quorum is constituted, shall be 

binding on all unit owners for all purposes unless a higher percentage vote is required by law, by 

the Declaration or by these Bylaws. 

2.13 Continued Votes.  If at a meeting to consider action on a Major Decision, as 

defined in Section 2.8, insufficient votes are cast to approve the action, then the action shall be 

deemed rejected.  The meeting or vote may not be continued in order to obtain additional votes.  

Any further voting on such matter must be taken at a new duly called meeting at which new 

votes must be cast in person or by proxy. 

2.14 Order of Business.  The order of business at annual meetings of the Association 

shall be: 

(a) Calling of the roll and certifying of proxies; 

(b) Proof of notice of meeting or waiver of notice; 

(c) Reading of minutes of preceding meeting; 

(d) Reports of officers; 

(e) Reports of committees, if any; 

(f) Election of directors; 

(g) Unfinished business; 

(h) New business; and 

(i) Adjournment. 

2.15 Rules of Order.  Unless other rules of order are adopted by resolution of the 

Association or the Board of Directors, all meetings of the Association shall be conducted 

according to the latest edition of Robert’s Rules of Order published by Robert’s Rules 

Association. 

Article 3 

 

BOARD OF DIRECTORS 

3.1 Number and Qualification.  The affairs of the Association shall be governed by 

a Board of Directors composed of one to three interim directors or three regular directors, as 

provided in Sections 3.2 and 3.4 of this Article.  All directors, other than interim directors 

appointed by Declarant, shall be owners or co-owners of units of the Condominium.  For 

purposes of this Section, an officer, employee or agent of a corporation, a member, manager, 

employee or agent of a limited liability company, or a partner, employee or agent of a 

partnership may serve on the board if such corporation, limited liability company or partnership 
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is an owner or co-owner of a unit.  In addition, a trustee may serve on the board if the trustee 

holds legal title to a unit for the benefit of the owner of the beneficial interest in the unit; and an 

executor, administrator, guardian, conservator or other individual appointed by a court to serve in 

a fiduciary capacity for an owner of a unit, or an officer or employee of an entity if an entity is 

appointed, may serve on the board. 

3.2 Interim Directors.  Upon the recording of the Declaration submitting the 

Condominium to the Oregon Condominium Act Declarant shall appoint an interim board of one 

to three directors, who shall serve until replaced by Declarant or their successors have been 

elected by the unit owners as provided below. 

3.3 Transitional Committee.  Unless the organizational and turnover meeting 

described in Section 2.2 above has already been held, Declarant shall call a meeting of the unit 

owners for the purpose of forming a transitional committee.  The meeting shall be called within 

60 days of conveyance to persons other than Declarant of 50 percent of the units.  Declarant shall 

give notice of the meeting as provided in Section 2.5 above.  The committee shall consist of two 

or more members elected by the unit owners other than Declarant and not more than one 

representative of Declarant.  The members shall serve until the organizational and turnover 

meeting.  The transitional committee shall be advisory only and its purpose shall be to enable 

ease transition from control of the administration of the Association by Declarant to control by 

the unit owners.  The committee shall have access to the information, documents and records that 

Declarant must turn over to the unit owners at the time of the organizational and turnover 

meeting.  If Declarant fails to call the meeting to elect a transitional committee within the time 

specified, the meeting may be called and notice given by any unit owner. 

3.4 Election and Term of Office.  At the first organizational and turnover meeting 

called by Declarant pursuant to Section 2.2 of these Bylaws, the interim directors shall resign 

and three successors shall be elected, one to serve until the next annual meeting and two to serve 

until the second annual meeting after their election.  The candidates receiving the greatest 

number of votes shall be elected to the two-year terms.  Thereafter, at the expiration of the initial 

term of office of each respective director, his or her successor shall be elected to serve for a term 

of two years, so that the term of not less than one-third of the directors shall expire annually.  

Directors shall hold office until their respective successors have been elected by the unit owners.  

Election shall be by plurality. 

3.5 Vacancies.  Vacancies in the Board of Directors caused by any reason other than 

the removal of a director by a vote of the Association shall be filled by vote of the majority of the 

remaining directors, even though they may constitute less than a quorum, or by a sole remaining 

director.  Each person so elected shall be a director until a successor is elected to fill the 

unexpired term at the next annual meeting of the Association or the next special meeting of the 

Association called for that purpose.  Vacancies in interim directors shall be filled by Declarant. 

3.6 Removal of Directors.   

(a) At any regular or special meeting of the Association duly called, any one 

or more of the directors, other than interim directors, may be removed with or without cause by a 

majority vote of the unit owners present in person or by proxy, and a successor shall be elected at 
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that meeting to fill the vacancy thus created.  The notice of any such meeting shall state that such 

removal is to be considered, and any director whose removal has been proposed shall be given an 

opportunity to be heard at that meeting. 

(b) Any director who has three consecutive unexcused absences from Board 

of Director meetings, who has failed to attend more than one-third of the board meetings during 

a 12-month period or who is delinquent in the payment of any assessment or other charge due the 

Association for more than 30 days, may be removed by a majority of the directors present at a 

regular or special board meeting at which a quorum is present.   

3.7 Powers and Duties.  The Board of Directors shall have all the powers and duties 

necessary for the administration of the affairs of the Association, except such powers and duties 

that by law or by the Declaration or by these Bylaws may not be delegated to the Board of 

Directors by the unit owners; provided, however, that the Board of Directors may not take any 

action that could unreasonably interfere with the sale, lease or other disposition of units owned 

by Declarant or that could abridge, modify, eliminate or otherwise affect any right, power, 

easement, privilege or benefit reserved for Declarant or that would impose any discriminatory 

charge or fee against Declarant, without the prior written consent of Declarant.  The powers and 

duties to be exercised by the Board of Directors shall include, but shall not be limited to the 

following: 

(a) Operation, care, upkeep, maintenance, repair and replacement of the 

general and limited common elements and Association property. 

(b) Determination of the amounts required for operation, maintenance and 

other affairs of the Association, and the making of such expenditures. 

(c) Preparation and adoption of budgets, preparation, review and update of 

reserve studies and assessment and collection of the common expenses, all in accordance with 

the provisions of these Bylaws. 

(d) Employment and dismissal of such personnel as necessary for the efficient 

maintenance, upkeep and repair of the common elements. 

(e) Employment of legal, accounting or other personnel for reasonable 

compensation to perform such services as may be required for the proper administration of the 

Association; provided, however, the Board of Directors may not incur or commit the Association 

to incur legal fees in excess of $5,000 for any specific litigation or claim matter or enter into any 

contingent fee contract on any claim in excess of $100,000 unless the unit owners have enacted a 

resolution authorizing the incurring of such fees or contract by a vote of 75 percent of the total 

voting rights of the Association.  These limitations shall not be applicable to legal fees incurred 

in defending the Association and the Board of Directors from claims or litigation brought against 

them.  The limitations set forth in this paragraph shall increase by 10 percent on each fifth 

anniversary of the recording of the Declaration.   

(f) Opening of bank accounts on behalf of the Association and designating 

the signatories required therefor. 
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(g) Preparation and distribution of annual financial statements in accordance 

with these Bylaws and annual preparation and filing of all required income tax returns or forms 

for the Association. 

(h) Borrowing money on behalf of the Association when required in 

connection with the operation, care, upkeep, and maintenance of the common elements and 

Association property; provided, however, that (i) the consent of 81 percent of the voting rights 

shall be required for the borrowing of any sum in excess of an amount or amounts, aggregated 

for the calendar year in question, exceeding 15 percent of the estimated budget of the 

Association for that calendar year to cover the operation, care upkeep and maintenance of the 

common elements, and (ii) no lien to secure repayment of any sum borrowed may be created on 

any unit or its appurtenant interest in the common elements without the consent of the owner of 

such unit.  If any sum borrowed by the Board of Directors on behalf of the Association pursuant 

to the authority contained in this paragraph is not repaid by the Association, a unit owner who 

pays to the creditor such proportion thereof equal to his interest in the common elements shall be 

entitled to obtain from the creditor a release of any judgment or other lien that the creditor shall 

have filed or shall have the right to file against such owner’s unit.   

(i) Purchasing units of the Condominium at foreclosure or other judicial sales 

in the name of the Association, or its designee, on behalf of all the unit owners as provided in 

these Bylaws, and selling, leasing, mortgaging, voting the votes appurtenant to (other than for the 

election of directors), or otherwise dealing with units of the Condominium acquired by the 

Association or its designee on behalf of all the unit owners. 

(j) Obtaining insurance pursuant to the provisions of these Bylaws and at 

least annually reviewing the insurance coverage of the Association. 

(k) Making additions and improvements to, or alterations of, the common 

elements; provided, however, that no such project may be undertaken by the Board of Directors 

if the total cost will exceed $20,000 unless the unit owners have enacted a resolution authorizing 

the project by a majority vote of the members, except that no such vote shall be required for 

work that is urgently needed for reasons of life, safety or structural integrity.  This limitation 

shall not be applicable to maintenance, repairs or replacement undertaken pursuant to paragraph 

(a) above.  The limitation set forth in this paragraph shall increase by $1,000 on each anniversary 

of the recording of the Declaration.  Notwithstanding any other provisions of these Bylaws 

apparently to the contrary, the Association may not redesign the surface water and building rain 

water drainage systems from the systems originally designed by the building architect or 

engineers without the prior written approval of the Declarant for a period of 10 years following 

the closing of the sale of the last unit by Declarant to a person other than a successor declarant. 

(l) Modify, close, remove, eliminate or discontinue the use of a general 

common element facility or improvement or portion of the common element landscaping, except 

that modification, closure, removal, elimination or discontinuance other than on a temporary 

basis of the bicycle storage facility or Community Garden must be approved by at least a 

majority of the unit owners voting on such matter at a meeting or by written ballot held or 

conducted in accordance with these Bylaws. 
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(m) Designating one or more committees that, to the extent provided in the 

resolution designating the committee, shall have the powers of the Board of Directors in the 

management of the affairs of the Association.  At least one member of each committee shall be a 

member of the Board of Directors. 

(n) Enforcement by legal means of the provisions of the Oregon 

Condominium Act, the Declaration, these Bylaws and any rules and regulations adopted 

hereunder.  Nothing in these Bylaws shall be construed as requiring the Association to take any 

specific action to enforce violations. 

(o) Maintain a current mailing address for the Association, file an Annual 

Report and any amendment in accordance with ORS 100.250, and maintain and keep current the 

information required to enable the Association to comply with ORS 100.480(7). 

(p) Allocate use of the bicycle storage space in the bicycle storage facility. 

(q) Subject to the restrictions in subsection (e) above, initiate or intervene in 

litigation or administrative proceedings (including mediation under Article 10 of these Bylaws) 

in the name of the Association, and without joining the individual unit owners, as permitted 

under ORS 100.405(4)(e) and (11); provided that no litigation or administrative proceeding may 

be initiated on a matter relating to or affecting the unit or interest of a unit owner unless the unit 

owner has consented in writing to such action after full disclosure of the potential cost, duration 

and possible outcomes of the proposed litigation or administrative proceeding.  To the extent 

required by ORS 100.490, the Board of Directors shall notify the owners prior to instituting 

litigation or administrative proceedings.  With regard to any pending litigation involving the 

Association, the Board shall periodically report to the unit owners as to the status (including 

settlement offers), progress, and method of funding such litigation.  Nothing in this paragraph 

shall be construed as requiring the Board to disclose any privileged communication between the 

Association and its counsel. 

3.8 Managing Agent or Manager.  On behalf of the Association, the Board of 

Directors may employ or contract for a managing agent or a manager at a compensation to be 

established by the Board of Directors.  The Board of Directors may delegate to the managing 

agent or manager such duties and powers as the Board of Directors may authorize.  In the 

absence of such appointment, the Board of Directors shall act as manager; provided, however, 

that the Board of Directors may not terminate professional management and assume self-

management unless the decision to do so is approved by at least 75 percent of the total voting 

rights of the Association.  The managing agent shall have the right to contract with any unit 

owner, individually or collectively with other unit owners, for personal services for a particular 

unit or units. 

3.9 Contracts Entered into by Declarant or Interim Board.  Notwithstanding any 

other provision of these Bylaws, any management contracts, service contracts or employment 

contracts entered into by Declarant or the interim board on behalf of the Association shall have a 

term not in excess of three years.  In addition, any such contract shall provide that it may be 

terminated without cause or penalty by the Association or Board of Directors upon not less than 

30 days’ notice to the other party given not later than 60 days after election of the permanent 
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board at the organizational and turnover meeting described in Section 2.2 of these Bylaws.  The 

limitations contained in this Section 3.9 shall not apply to those contracts referred to in ORS 

100.485(2). 

In addition, if this project has been approved by the Department of Housing and Urban 

Development or the Veterans Administration, then any of the following agreements entered into 

prior to the turnover meeting may be terminated by the Association without penalty at any time 

after turnover upon not more than 90 days notice to the other party:  (i) Any management 

contract, employment contract or lease of recreational or parking areas or facilities; and (ii) any 

contract or lease, including franchises and licenses, to which Declarant or any affiliate of 

Declarant is a party.  As used in this section, “affiliate of Declarant” shall mean any person or 

entity which controls, is controlled by, or is under common control with, Declarant.  A person or 

entity shall be deemed to control Declarant if that person or entity (i) is a general partner, officer, 

director, or employee of Declarant; (ii) directly or indirectly or acting in concert with one or 

more persons, or through one or more subsidiaries, owns, controls, or holds with power to vote, 

or holds proxies representing, more than 20 percent of the voting shares of Declarant; 

(iii) controls in any manner the election of a majority of the directors of Declarant; or (iv) has 

contributed more than 20 percent of the capital of Declarant.  A person or entity shall be deemed 

to be controlled by Declarant if Declarant (i) is a general partner, officer, director, or employee 

of that person or entity; (ii) directly or indirectly or acting in concert with one or more persons or 

through one or more subsidiaries, owns, controls, or holds with power to vote, or holds proxies 

representing, more than 20 percent of the voting share of that person or entity; (iii) controls in 

any manner the election of a majority of the directors of that person or entity; or (iv) has 

contributed more than 20 percent of the capital of that person or entity. 

 

3.10 Organizational Meeting.  Unless otherwise agreed by the Board of Directors, 

within 14 days following the annual meeting of the Association or following any meeting at 

which an election of directors has been held, the Board of Directors shall hold an organizational 

meeting at such place and time as shall have been fixed by the directors at the meeting at which 

the election was held. 

3.11 Regular and Special Meetings.  Regular meetings of the Board of Directors may 

be held at such time and place as shall be determined, from time to time, by a majority of the 

directors.  Special meetings of the Board of Directors may be called by the chairperson and must 

be called by the secretary at the written request of at least two directors.  Notice of any special 

meeting shall be given to each director, personally or by mail, telephone or, to the extent 

permitted by the Oregon Condominium Act, by electronic mail, facsimile or other form of 

electronic communication acceptable to the Board of Directors at least seven days prior to the 

day named for such meeting, and shall state the time, place and purpose of such meeting.  For a 

period of 10 years following closing of the sale of the last unit by Declarant to a person other 

than a successor declarant, notices of meetings (including agendas) shall also be given to 

Declarant in the same manner as given to the directors.  Unless other rules of order are adopted 

by resolution of the Association or the Board of Directors, all meetings of the Board of Directors 

shall be conducted according to the latest edition of Robert’s Rules of Order published by 

Robert’s Rules Association. 

Exhibit A



 

11 
70421327.5 0030877-00008  

3.12 Open Meetings.   

(a) All meetings of the Board of Directors shall be open to unit owners and, 

for a period of 10 years following closing of the sale of the last unit by Declarant to a person 

other than a successor declarant, to Declarant or a representative of Declarant, except that, in the 

discretion of the Board, the Board may close the meeting to owners other than Board members 

and meet in executive session to consult with legal counsel and to consider personnel matters, 

including salary negotiations and employee discipline, negotiation of contracts with third parties 

and collection of unpaid assessments.  Except in the case of an emergency, the Board of 

Directors shall vote in an open meeting whether to meet in executive session.  If the Board of 

Directors votes to meet in executive session, the presiding officer shall state the general nature of 

the action to be considered, as precisely as possible, when and under what circumstances the 

deliberations can be disclosed to owners.  The statement, motion or decision to meet in the 

executive session shall be included in the minutes of the meeting, and any contract or action 

considered in executive session shall not become effective unless the Board, following the 

executive session, reconvenes in open meeting and votes on the contract or action, which shall be 

reasonably identified in the open meeting and included in the minutes.   

(b) Meetings of the Board of Directors may be conducted by telephonic 

communication or by other means of communication that allows all members of the Board 

participating to hear each other simultaneously or otherwise to be able to communicate during 

the meeting, except that if a majority of the units are principal residences of the occupants, then:  

(i) for other than emergency meetings, notice of each board meeting shall be posted at a place or 

places on the property at least three days prior to the meeting, or notice shall be provided by a 

method otherwise reasonably calculated to inform the unit owners of such meeting; and (ii) only 

emergency meetings of the Board of Directors may be conducted by telephonic communication 

or such other means.  The meeting and notice requirements of this Section may not be 

circumvented by chance or social meetings or by any other means. 

3.13 Waiver of Notice.  Any director may, at any time, waive notice of any meeting of 

the Board of Directors in writing, and such waiver shall be deemed equivalent to the giving of 

such notice.  Attendance by a director at any meeting of the Board shall constitute a waiver of 

notice by such director, unless the director attends the meeting for the express purpose of 

objecting to the transaction of any business because the meeting is not lawfully called or 

convened.  If all of the directors are present at any meeting of the Board, no notice to directors 

shall be required and any business may be transacted at such meeting. 

3.14 Quorum of Board of Directors.  At all meetings of the Board of Directors, a 

majority of the directors shall constitute a quorum for the transaction of business, and the votes 

of a majority of the directors present at a meeting at which a quorum is present shall constitute 

the decision of the Board of Directors.  If at any meeting of the Board of Directors less than a 

quorum is present, a majority of those present may adjourn the meeting from time to time.  At 

any such adjourned meeting at which a quorum is present, any business that might have been 

transacted at the meeting originally called may be transacted without further notice to the 

directors. 
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3.15 Voting.  A director who is present at a meeting of the Board of Directors at which 

action is taken on any Association matter is presumed to have assented to the action unless the 

director votes against the action or abstains from voting on the action because the director claims 

a conflict of interest.  When action is taken on any matter at a meeting of the Board of Directors, 

the vote or abstention of each director present must be recorded in the minutes of the meeting.  

Directors may not vote by proxy or by secret ballot at meetings of the Board of Directors, except 

that officers may be elected by secret ballot. 

3.16 Compensation.  No director shall receive any compensation from the Association 

for acting as director. 

3.17 Liability and Indemnification of Directors, Officers and Manager.  A member 

of the Board of Directors or an officer of the Association shall not be liable to the Association, 

any unit owner or any third party for any damage, loss or prejudice suffered or claimed on 

account of any action or failure to act in the performance of his or her duties as long as the 

individual acted in good faith, believed that the conduct was in the best interests of the 

Association, or at least was not opposed to its best interests, and in the case of criminal 

proceedings, had no reason to believe the conduct was unlawful.  A director appointed under 

Section 3.2 of these Bylaws and Section 14.4 of the Declaration, or acting under ORS 100.200, 

shall not be liable to the Association, any unit owner or any third party under ORS 65.357-

65.361, ORS 100.417 or associated rules of common law for any damage, loss or prejudice 

suffered or claimed on account of any action or failure to act that represents the exercise of 

authority established in Section 14.4 of the Declaration and ORS 100.200, including any action 

or failure to act requested by Declarant or resulting from any prior or concurrent duty or loyalty 

owed by such director to Declarant; provided that nothing in this section limits the liability of 

Declarant for such actions or failure to act by a director.  If any member of the Board of 

Directors or any officer of the Association is threatened with or made a party to any proceeding 

because the individual was or is a director or officer of the Association, the Association shall 

defend the individual against such claims and indemnify the individual against liability and 

expenses incurred to the maximum extent permitted by law.  The manager of the Association, 

and its officers and employees, shall not be liable to the Association, the unit owners or any third 

party on account of any action or failure to act in the performance of its duties as manager, 

except for acts of negligence or intentional acts.  Prior to the organizational and turnover meeting 

described in Section 2.2, the manager shall not be liable to the Association, any unit owner or 

any third party for any damage, loss or prejudice suffered or claimed on account of any action or 

failure to act that represents the exercise of authority established in Section 14.4 of the 

Declaration and ORS 100.200, including any action or failure to act requested by Declarant or 

resulting from any prior or concurrent duty or loyalty owed by such director to Declarant. 

3.18 Insurance.  The Board of Directors shall obtain the insurance required in Article 

8 of these Bylaws.  In addition, the Board of Directors, in its discretion, may obtain such other 

insurance as it deems necessary to protect the interests of the Association or unit owners.  The 

Board of Directors shall conduct an annual insurance review that, if appropriate, shall include an 

appraisal of all improvements contained in the Condominium. 
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Article 4 

 

OFFICERS 

4.1 Designation.  The principal officers of the Association shall be the chairperson, 

the secretary and the treasurer, all of whom shall be elected by the Board of Directors.  The 

directors may appoint a vice chairperson, an assistant treasurer, an assistant secretary, and such 

other officers as in their judgment may be necessary.  The chairperson shall be a member of the 

Board of Directors, but the other officers need not be directors or unit owners. 

4.2 Election of Officers.  The officers of the Association shall be elected annually by 

the Board of Directors at the organizational meeting of each new Board and shall hold office at 

the pleasure of the Board of Directors.  If any office shall become vacant, the Board of Directors 

shall elect a successor to fill the unexpired term at any regular meeting of the Board of Directors, 

or at any special meeting of the Board of Directors called for such purpose. 

4.3 Removal of Officers.  Upon the affirmative vote of a majority of the directors, 

any officer may be removed either with or without cause, and a successor may be elected at any 

regular meeting of the Board of Directors, or at any special meeting of the Board of Directors 

called for such purpose. 

4.4 Chairperson.  The chairperson shall be the chief executive officer of the 

Association.  He or she shall preside at all meetings of the Association and of the Board of 

Directors.  The chairperson shall have all of the general powers and duties that are usually vested 

in the chief executive officer of an association, including but not limited to the power to appoint 

committees from among the unit owners from time to time as the chairperson may in his or her 

discretion decide is appropriate to assist in the conduct of the affairs of the Association. 

4.5 Secretary.  The secretary shall keep or supervise the keeping of the minutes of all 

proceedings of the Board of Directors and the minutes of all meetings of the Association.  He or 

she shall attend to the giving and serving of all notices to the unit owners and directors and other 

notices required by law.  The secretary shall keep the records of the Association, except for those 

of the treasurer, and shall perform all other duties that are incidental to the office of secretary of 

an association and as may be required by the directors or the chairperson.  In addition, the 

secretary shall act as vice chairperson, taking the place of the chairperson and performing the 

chairperson’s duties whenever the chairperson is absent or unable to act, unless the directors 

have appointed another vice chairperson.  

4.6 Treasurer.  The treasurer shall have the responsibility for Association funds and 

securities and shall be responsible for keeping full and accurate financial records and books of 

account showing all receipts and disbursements, and for the preparation of required financial 

statements.  He or she shall be responsible for overseeing the deposit of all moneys and other 

valuable effects in such depositories as may from time to time be designated by the Board of 

Directors, and shall disburse or cause to be disbursed funds of the Association upon properly 

authorized vouchers.  The treasurer shall perform all other duties incident to the office of 

treasurer of an association and such other duties as may be assigned to him or her by the Board 

of Directors. 
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4.7 Execution of Instruments.  All agreements, contracts, deeds, leases and other 

instruments of the Association, except checks, shall be executed by such person or persons as 

may be designated by general or special resolution of the Board of Directors and, in the absence 

of any general or special resolution applicable to any such instrument, then such instrument shall 

be signed by the chairperson.  All checks shall be signed by the manager or by the treasurer, or in 

the absence or disability of the treasurer, by the chairperson or any duly elected assistant 

treasurer. 

4.8 Compensation of Officers.  No officer who is a member of the Board of 

Directors shall receive any compensation from the Association for acting as an officer, unless 

such compensation is authorized by a resolution duly adopted by the unit owners.  The Board of 

Directors may fix any compensation to be paid to any officers who are not also directors. 

Article 5 

 

BUDGET, EXPENSES AND ASSESSMENTS 

5.1 Budget.  The Board of Directors shall from time to time, and at least annually, 

prepare a budget for the Association, estimate the common expenses expected to be incurred, 

less any previous over assessment and plus any underassessment, and assess the common 

expenses to each unit owner in the proportion set forth in the Declaration.  The budget shall 

provide for a reserve fund in accordance with Section 5.5 below and shall take into account the 

Maintenance Plan required by Section 7.2.  Within 30 days after adopting the annual budget, the 

Board of Directors shall provide a summary of the budget to all owners.  If the Board of 

Directors fails to adopt an annual budget, the last adopted budget shall continue in effect. 

5.2 Determination of Common Expenses.  Common expenses shall include: 

(a) Expenses of administration, including management fees. 

(b) Expenses of operation, maintenance, repair or replacement of common 

elements, any other portions of the Condominium required to be maintained by the Association 

pursuant to the Declaration or these Bylaws, and any Association property. 

(c) Cost of insurance or bonds obtained in accordance with these Bylaws. 

(d) A general operating reserve, including an amount sufficient to cover the 

deductible under the property damage insurance policy. 

(e) Reserve for replacements, repairs and maintenance. 

(f) Any deficit in common expenses for any prior period. 

(g) Utilities and services for the common elements and other utilities and 

services with a common meter or commonly billed, such as trash collection, water and sewer.  If 

the Board of Directors determines that a particular unit’s use of such services is greater than the 

average of other unit owners, the Board may assess to such owner the cost attributable to such 

extra use. 
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(h) Any other items properly chargeable as an expense of the Association. 

5.3 Assessment of Common Expenses. 

(a) Obligation to pay.  All unit owners shall be obligated to pay common 

expenses assessed to them by the Board of Directors on behalf of the Association pursuant to 

these Bylaws and the Declaration.  No unit owner by the owner’s own action may claim 

exemption from liability for contribution toward common expenses by waiver by the owner of 

use or enjoyment of any of the common elements or by abandonment by the owner of the 

owner’s unit.  A unit owner may not claim an offset against an assessment for failure of the 

Association to perform its obligations and no unit owner may offset amounts owing or claimed 

to be owing by the Association or Declarant to the unit owner.  If the Board of Directors 

determines that any loss or cost incurred by the Association is the fault of one or more unit 

owners, the Association may assess the amount of the loss or cost exclusively against the units of 

the responsible owners.  Declarant shall be assessed as the unit owner of any unsold unit, but 

such assessments shall be prorated to the date of sale of the unit.  The Board, on behalf of the 

Association, shall assess the common expenses against the unit owners from time to time, and at 

least annually, and shall take prompt action to collect from a unit owner any common expense 

due that remains unpaid for more than 30 days from the due date for its payment.  The Board 

may elect to round assessments to the nearest dollar. 

(b) Working capital fund.  At the time of closing of the initial sale of each 

unit to a person other than a successor declarant and thereafter on any subsequent sale of a unit, 

the purchaser shall make a contribution to the working capital of the Association equal to two (2) 

months’ regular association assessments for the unit, which sums shall be held in a segregated 

working capital fund established in the name of the Association.  Such contribution shall be in 

addition to the regular monthly common expense assessment and shall not be considered as an 

advance payment of regular assessments.  The working capital fund shall be held by the 

Association for deposit to a segregated fund at the time of the organizational and turnover 

meeting.  Declarant may not use the working capital fund to defray any of Declarant’s expenses, 

reserve contributions, or construction costs or to make up any budget deficits while Declarant is 

in control of the Association.  After the organizational and turnover meeting, the Board of 

Directors, at its discretion, may use working capital funds for unexpected operating expenses, 

extraordinary items of maintenance, repair or replacement or capital additions, or may deposit all 

or a portion of such funds into the reserve account. 

(c) Commencement of regular operating expense assessments.  Regular 

monthly assessments for common operating expenses shall commence upon closing of the first 

sale of a unit in the Condominium.  Declarant may elect to defer commencement of common 

operating expense assessments as to all units until the earlier of (i) the sale of half of the units in 

the Condominium have closed, or (ii) the turnover meeting described in Section 2.2 above.  If 

Declarant so elects to defer commencement of assessments for operating expenses, Declarant 

shall pay and be responsible for all common operating expenses as they accrue, without cost or 

operating expense assessment to the other unit owners, until regular operating expense 

assessments commence.  Declarant shall give 10 days’ written notice to individual unit owners 

prior to the commencement of regular operating expense assessments. 
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(d) Commencement of assessment for replacement reserves.  Regular 

monthly assessments for replacement reserves as described in Section 5.5 for all units in the 

Condominium shall commence upon the closing of the sale of the first unit in the Condominium.  

Declarant may elect to defer payment of such reserve assessments to the Association for each 

unit owned by Declarant until the closing of the sale of such unit, but not beyond the date of the 

turnover meeting referred to in Section 2.2 above, or if no turnover meeting is held, the date on 

which the owners assume administrative control of the Association.  The books and records of 

the Association shall reflect the amount owing from Declarant for all reserve assessments. 

5.4 Special or Extraordinary Assessments. 

(a) Special assessments for capital improvements.  In the case of any duly 

authorized capital improvement to the common elements, the Board of Directors may by 

resolution establish separate assessments for the same, which may be treated as capital 

contributions by the unit owners, and the proceeds of which shall be used only for the specific 

capital improvements described in the resolution.  The Association shall not assess units owned 

by Declarant for additional capital improvements to the Condominium without the written 

consent of Declarant as long as Declarant owns more than five percent of the units. 

(b) Other special or extraordinary assessments.  If the Board of Directors 

determines that the assessments established upon adoption of the budget as provided in Section 

5.1 above will be insufficient to pay the common expenses, or the Board of Directors determines 

that additional funds will be needed to meet unexpected or unbudgeted common expenses, the 

Board may levy an additional special or extraordinary assessment.  Such assessment shall be 

allocated to each unit in the same proportion set forth in the Declaration and may be payable in 

installments over a specified period, in a lump sum, or in a lump sum with option to pay in 

installments with interest, as determined by the Board of Directors.  

5.5 Replacement Reserves.   

(a) Establishment of account.  The Declarant, on behalf of the Association, 

shall conduct an initial reserve study as described in paragraph (c) of this Section and establish a 

reserve account to fund major maintenance, repair or replacement of those common elements all 

or a part of which will normally require replacement in more than one and less than 30 years, 

including items required by the Maintenance Plan established pursuant to Section 7.2, and for 

exterior painting if the common elements include exterior painted surfaces.  The reserve account 

need not include those items that can reasonably be funded from the general budget or other 

funds of the Association. 

(b) Funding of account.  The reserve account shall be funded by assessments 

against the individual units for the purposes for which the reserve account is being established, 

which sums shall be included in the regular monthly assessment for the unit, except as otherwise 

provided in Section 5.3(b).  The reserve account shall be established in the name of the 

Association, which shall be responsible for administering the account and for making periodic 

payments into the account.  The Board of Directors or the unit owners may not vote to eliminate 

funding the reserve account unless the board determines that the reserve account will be 

adequately funded for the following year, except that after the turnover meeting the Board, with 
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the approval of all unit  owners, may, on an annual basis, elect not to fund the reserve fund for 

the following year. 

(c) Reserve studies.  The Board of Directors annually shall conduct a reserve 

study or review and update an existing study to determine the reserve account requirements for 

the items described in paragraph (a) of this Section and may adjust the amount of payments in 

accordance with the study or review and may provide for other reserve items that the Board of 

Directors, in its discretion, may deem appropriate.  The reserve account need not include items 

that could reasonably be funded from operating assessments.  The reserve study shall: 

(1) Identify all items for which reserves are or will be established; 

(2) Include, the estimated remaining useful life of each item as of the 

date of the reserve study; and 

(3) Include for each item, as applicable, an estimated cost of 

maintenance and repair and replacement at the end of the item’s useful life. 

(d) Use of reserve funds.  The reserve account shall be used only for the 

purposes for which the reserves have been established and shall be kept separate from other 

funds.  After the organizational and turnover meeting described in Section 2.2, however, the 

Board of Directors may borrow funds from the reserve account to meet high seasonal demands 

on the regular operating funds or to meet unexpected increases in expenses if the Board of 

Directors has adopted a resolution, which may be an annual continuing resolution, authorizing 

the borrowing of funds.  No later than the adoption of the budget for the following year, the 

Board of Directors shall adopt by resolution a written payment plan providing for repayment of 

the borrowed funds within a reasonable period.   

(e) Sale of units.  Assessments paid into the reserve account are the property 

of the Association and are not refundable to sellers of units.  Sellers of the units, however, may 

treat their outstanding share of the reserve account as a separate item in any sales agreement. 

(f) Investment of reserve account.  Nothing in this Section shall prohibit 

prudent investment of the reserve account.   

5.6 Default in Payment of Assessments.  In the event of default by any unit owner in 

paying any assessments to the Association, including assessed common expenses and any other 

charge imposed or levied by the Association pursuant to the provisions of the Declaration, these 

Bylaws or the Oregon Condominium Act, such unit owner shall be obligated to pay interest at 

the rate of 12 percent per annum on such assessment from the due date thereof, or at such greater 

rate as may be established by the Board of Directors from time to time, not to exceed the 

maximum lawful rate, if any.  In addition, the defaulting unit owner shall pay a late charge for 

any assessment not paid within 10 days of its due date in the amount of five percent of the 

delinquent payment, or such other reasonable late charge or administrative fee, or both, as may 

be established by the Board of Directors from time to time by resolution that is delivered to each 

unit, mailed to the mailing address of each unit or mailed to the mailing address designated by 

the unit owner in writing, together with all expenses incurred by the Association in collecting 

such unpaid assessments, including attorneys’ fees (whether or not suit is instituted, and at trial 
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or any appeal or petition for review therefrom).  If the assessment is not paid within 30 days of 

its due date, the Board of Directors may declare any remaining installments of assessments for 

the balance of the fiscal year immediately due and payable and may terminate the right to receive 

utility services paid for out of assessments or the right of access to and use of recreational and 

service facilities of the Condominium until assessments have been brought current. The Board of 

Directors shall have the right to recover for the Association such assessments, together with such 

charges, interest and expense of the proceeding, including attorneys’ fees, by an action brought 

against such unit owner or by foreclosure of the lien upon the unit granted by the Oregon 

Condominium Act.  The Board of Directors shall notify the holder of any first Mortgage upon a 

unit of any default not cured within 60 days of the date of default. 

5.7 Foreclosure of Liens for Unpaid Assessments.  In any suit brought by the 

Association to foreclose a lien on a unit because of unpaid assessments, the unit owner shall be 

required to pay a reasonable rental for the use of the unit during the pendency of the suit, and the 

plaintiff in such foreclosure suit shall be entitled to the appointment of a receiver to collect such 

rental.  The Board of Directors, acting on behalf of the Association, shall have the power to 

purchase such unit at the foreclosure sale and to acquire, hold, lease, mortgage, vote the votes 

appurtenant to, convey, or otherwise deal with the unit.  A suit or action to recover a money 

judgment for unpaid assessments shall be maintainable without foreclosing the liens securing 

them. 

5.8 Statement of Assessments.  The Board of Directors shall advise each unit owner 

in writing of the amount of assessments payable by such owner, and furnish copies of each 

budget on which such assessments are based to all unit owners and, if requested, to their 

Mortgagees.  The Board of Directors shall promptly provide any unit owner who makes a request 

in writing with a written statement of the owner’s unpaid assessments. 

5.9 Priority of Lien; First Mortgages.  To the extent provided by the Oregon 

Condominium Act, any lien of the Association against a unit for assessments shall be 

subordinate to tax and assessment liens and any first Mortgage of record.  Unless otherwise 

provided in the Oregon Condominium Act, if the purchaser or Mortgagee of a unit obtains title to 

the unit as a result of foreclosure of a first Mortgage, such purchaser or Mortgagee, its successors 

and assigns, shall only be liable for a maximum of six  months of the assessments that are 

chargeable to such unit and that became due prior to the acquisition of title to the unit by such 

purchaser or Mortgagee.  Any additional unpaid share of assessments shall be a common 

expense and be reallocated on a pro rata basis for all units, including the Mortgaged unit.  The 

purchaser or Mortgagee shall not be relieved of the obligation to pay further assessments.  A 

deed in lieu of foreclosure accepted by the holder of a first Mortgage shall extinguish a lien filed 

by the Association to secure unpaid assessments under the circumstances described in ORS 

100.465. 

5.10 Voluntary Conveyance.  In a voluntary conveyance of a unit, the grantee shall be 

jointly and severally liable with the grantor for all unpaid assessments against the grantor of the 

unit up to the time of the grant or conveyance, without prejudice to the grantee’s right to recover 

from the grantor the amounts paid by the grantee therefor.  However, upon request of an owner 

or an owner’s agent, for the benefit of a prospective purchaser, the Board of Directors shall make 

and deliver a statement of the unpaid assessments against the prospective grantor or the unit 
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effective through a date specified in the statement, and the grantee in that case shall not be liable 

for any unpaid assessments against the grantor not included in the written statement. 

Article 6 

 

RECORDS AND AUDITS 

6.1 General Records.  The Board of Directors and the manager, if any, shall keep 

detailed records of the actions of the Board of Directors and the manager, minutes of the 

meetings of the Board of Directors and minutes of the meetings of the Association.  The Board 

of Directors shall maintain a Book of Resolutions containing the rules, regulations and policies 

adopted by the Association, Board of Directors and the manager.  The Board of Directors shall 

maintain a list of owners entitled to vote at meetings of the Association and a list of all 

Mortgagees of units.  All documents, information and records delivered to the Association by 

Declarant pursuant to ORS 100.210 and other records of the Association shall be kept within the 

State of Oregon for the time periods specified in ORS 100.480. 

6.2 Financial Records and Accounts.  The Board of Directors or its designee shall 

keep within the State of Oregon financial records sufficient for proper accounting purposes and 

as required by the Oregon Condominium Act.  All assessments shall be deposited and 

maintained in the name of the Association in one or more separate federally insured accounts, 

including certificates of deposit, at a financial institution as defined in ORS 706.008, other than 

an extranational institution.  Such funds may be used to purchase obligations of the United States 

government.  All expenses of the Association shall be paid from the Association’s bank account. 

6.3 Assessment Roll.  The assessment roll shall be maintained in a set of accounting 

books in which there shall be an account for each unit.  The account shall designate the name and 

address of the owner or owners, the amount of each assessment against the owners, the dates and 

amounts in which the assessment comes due, the amounts paid on the account and the balance 

due on the assessments. 

6.4 Payment of Vouchers.  The treasurer or manager shall pay all vouchers for all 

budgeted items and for any nonbudgeted items up to $1,000 signed by the chairperson, managing 

agent, manager or other person authorized by the Board of Directors.  Any voucher for 

nonbudgeted items in excess of $1,000 (or such other amount as may be established by the 

Board) shall require the authorization of the chairperson.  Any checks written on reserve 

accounts must be signed by a member of the Board of Directors. 

6.5 Reports and Audits.  An annual financial statement consisting of a balance sheet 

and income and expense statement for the preceding fiscal year shall be rendered by the Board of 

Directors to all unit owners and to all Mortgagees of units who have requested it within 90 days 

after the end of each fiscal year.  Commencing with the fiscal year following the turnover 

meeting, if the annual assessments exceed $75,000 for the year, then the Board of Directors shall 

cause such financial statements to be reviewed within 180 days after the end of the fiscal year by 

an independent certified public accountant licensed in Oregon in accordance with the Statements 

on Standards for Accounting and Review Services issued by the American Institute of Certified 

Public Accountants, or if the annual assessments are $75,000 or less, shall cause such review 
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within 180 days after receipt of a petition requesting such review signed by owners holding at 

least a majority of the voting rights.  The Board of Directors need not cause such a review to be 

performed if so directed by an affirmative vote of unit owners holding at least 60 percent of the 

voting rights, not including votes of Declarant with respect to units owned by Declarant. Upon 

written request, any holder, insurer or guarantor of a first Mortgage shall be entitled to an audited 

financial statement for the immediately preceding fiscal year at the expense of the requesting 

party, if the statement is not otherwise available. 

6.6 Notice of Sale, Mortgage, Rental or Lease.  Upon the sale, mortgage, rental or 

lease of any unit, such unit owner shall promptly inform the secretary or manager of the name 

and address of the vendee, Mortgagee, lessee, or tenant. 

6.7 Availability of Records.  Except as otherwise provided in ORS 100.480, during 

normal business hours or under other reasonable circumstances, the Association shall make 

reasonably available for examination and, upon written request, available for duplication, by unit 

owners, lenders and holders, insurers or guarantors of any first Mortgage that make the request in 

good faith for a proper purpose, current copies of the Declaration, Bylaws, other rules 

concerning the Condominium, amendments or supplements to such documents, and the books, 

records, financial statements and current operating budget of the Association.  The Association 

also shall be required to make available to prospective purchasers current copies of the 

Declaration, Bylaws, other rules governing the Condominium, and the most recent annual 

audited financial statement, if such is prepared.  The Association, within 10 business days after 

receipt of a written request by a unit owner, shall furnish copies of such documents to the 

requesting unit owner.  Upon written request, the Association shall make such documents, 

information and records available to such persons for duplication during reasonable hours.  The 

Board of Directors, by resolution, may adopt reasonable rules governing the frequency, time, 

location, notice and manner of examination and duplication of Association records and the 

imposition of a reasonable fee for furnishing copies of such documents, information or records.  

The fee may include reasonable personnel costs incurred to furnish the information. 

6.8 Statement of Assessments Due.  The Association shall provide, within 10 

business days of receipt of a written request from an owner, a written statement that provides:  

(a) the amount of assessments due from the owner and unpaid at the time the request was 

received, including regular and special assessments, fines and other charges, accrued interest, 

and late payment charges; (b) the percentage rate at which interest accrues on assessments that 

are not paid when due; and (c) the percentage rate used to calculate the charges for late payment 

or the amount of a fixed rate charge for late payment.  The Association is not required to comply 

with this Section if the Association has commenced litigation by filing a complaint against the 

owner and the litigation is pending when the statement would otherwise be due. 
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Article 7 

 

MAINTENANCE AND USE OF CONDOMINIUM PROPERTY 

7.1 Maintenance and Repair.  Except as otherwise provided in Section 7.4 for 

damage or destruction caused by casualty: 

(a) Units.  All maintenance of and repairs to any unit shall be made by the 

owner of the unit, who shall keep the unit in good order, condition and repair and shall do all 

redecorating, painting and staining that at any time may be necessary to maintain the good 

appearance and condition of the unit.  In addition, each unit owner shall be responsible for the 

maintenance, repair, or replacement of window glazing, interior doors, any plumbing, heating or 

air conditioning fixtures, telephones, water heaters, fans, vents, lighting fixtures and lamps, 

electrical outlets, blinds, garbage disposals, fireplaces, refrigerators, dishwashers, ranges, or 

other appliances and accessories that may be in or connected with the owner’s unit.  The 

Association, however, may repair or replace, at the Association’s expense, portions of units to 

the extent reasonably necessary for the preservation of the common elements in good condition 

and working order. 

(b) Common elements.  All maintenance, repairs and replacements to the 

general and limited common elements and to Association property shall be made by the 

Association and shall be charged to all the unit owners as a common expense.  Each unit owner, 

however, shall maintain the limited common element patio, porch, deck, stairway and landing 

pertaining to such unit, if any, in a neat and well maintained condition and keep the other limited 

common elements that pertain to the owner’s unit in a safe, neat, clean and sanitary condition, 

and shall be responsible for removing snow, leaves and debris from limited common element 

patios, porches, decks, stairways and landings. 

(c) Repairs.  For a period of 10 years following closing of the sale of the last 

unit by Declarant to a person other than a successor declarant, any repairs to the Condominium 

shall be performed by the contractor or subcontractor who originally performed the work, or by 

such other licensed contractor as may have been approved in writing by Declarant.  Failure to 

use such a contractor shall release Declarant, the architectural and engineering consultants and 

the original contractor or subcontractor from any past or future liability relating to the item so 

repaired. 

7.2 Maintenance Plan.  Declarant shall initially prepare and thereafter the Board of 

Directors shall implement, review and update a maintenance plan (the “Maintenance Plan”) for 

the maintenance, repair and replacement of all property for which the Association has 

maintenance, repair or replacement responsibility under the Declaration or these Bylaw or the 

Oregon Condominium Act. 

(a) Contents of maintenance plan.  The Maintenance Plan shall describe the 

maintenance, repair or replacement to be conducted, include a schedule for maintenance, repair 

or replacement, be appropriate for the size and complexity of the maintenance, repair and 

replacement responsibility of the Association and address issues that include, but are not limited 
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to, warranties and the useful life of the items of which the Association has maintenance, repair or 

replacement responsibility. 

(b) Inspections.  The Maintenance Plan shall provide for inspections of the 

Condominium for evidence of water intrusion or other needed repairs by a knowledgeable 

independent party annually.  Such inspections shall include inspections of the building envelope 

for caulking cracks, stucco or other cracks and places where there might be water intrusion.  The 

Board of Directors shall reasonably address any matters revealed by the inspection.  For a period 

of 10 years following closing of the sale of the last unit by Declarant to a person other than a 

successor declarant, Declarant (or any designee of declarant specified in any written notice by 

Declarant to the Association) shall be notified prior to the inspections, shall have a right for 

Declarant or its designees, employees or contractors to be present during the inspections and 

have a right to receive a copy of the inspection reports. 

(c) Maintenance manual.  Upon completion of construction, Declarant will 

furnish to the Association a detailed Maintenance Manual for the project.  Such Maintenance 

Manual shall become part of the Maintenance Plan. 

(d) Reviews and updates to maintenance plan.  The Board of Directors 

shall review and update the Maintenance Plan as necessary.  Changes or updates to the 

Maintenance Plan shall be based on advice of competent experts or consultants.  For a period of 

10 years following closing of the sale of the last unit by Declarant to a person other than a 

successor declarant, any changes to the Maintenance Plan without the approval of the Declarant 

and the original general contractor may void any applicable warranty and will release them from 

liability for any damage resulting from such change. 

7.3 Additions, Alterations or Improvements. 

(a) Except as otherwise provided in these Bylaws or the rules and regulations 

adopted under Section 7.6(o), a unit owner may make any improvements or alterations to such 

owner’s unit that do not impair the structural integrity or mechanical systems of the 

Condominium or lessen the support of any portion of the Condominium.  A unit owner shall 

make no repair or alteration or perform any other work on such owner’s unit that would 

jeopardize the soundness or safety of the property, reduce the value of the Condominium, impair 

any easement or hereditament or increase the common expenses of the Association unless the 

consent of all the other unit owners affected is first obtained.  A unit owner is expressly 

prohibited from drilling into or attaching anything to windows or window frames and from 

making any penetration into the building envelope.  A unit owner may not submit a unit to 

condominium ownership without the prior approval of the Board of Directors. 

(b) After acquiring an adjoining unit or an adjoining part of an adjoining unit, 

a unit owner may submit a written request to the Board of Directors for permission to remove or 

alter any intervening partition or to create apertures therein, even if the partition in whole or in 

part is a common element.  The Board of Directors shall approve the change unless it determines 

within 45 days that the proposed change will impair the structural integrity or the fire, life, safety 

or mechanical systems of the Condominium or weaken the support of any portion of the 

Condominium.  The Board of Directors may require the unit owner, at the owner’s own expense, 
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to submit an opinion of a registered architect or registered professional engineer that the 

proposed change will not impair the structural integrity or mechanical systems of the 

Condominium or lessen the support of any portion of the Condominium.  Removal of partitions 

or creation of apertures under this paragraph is not an alteration of boundaries. 

(c) No person shall install wiring for electrical or telephone installation, 

television antennas or satellite dishes, machines or air conditioning units or similar devices on 

the exterior of the Condominium or cause them to protrude through the walls or the roof of the 

Condominium except as authorized by the Board of Directors.  No exterior window guards, 

awnings, or shades shall be installed without prior consent of the Board of Directors. 

(d) Any owner performing any additions, alterations or improvements shall be 

liable for any damages caused by or resulting from such work and neither the Association or its 

directors, officers or managers nor Declarant or its design professionals, contractors and 

subcontractors and their consultants, including, without limitation, all of their officers, members, 

managers, directors, employees, agents and brokers, shall have any liability therefor, and the 

owner shall indemnify such persons and entities from and against any claims by unit owners or 

other persons or entities for loss or damage resulting from such work. 

7.4 Damage or Destruction by Casualty of Condominium Property.  In the case of 

damage or destruction that affects a material portion of the Condominium, timely written notice 

shall be given to the unit owners and their Mortgagees and the following provisions shall apply: 

(a) In the event of damage or destruction by casualty of Condominium 

property, the damage or destruction shall be repaired, reconstructed or rebuilt unless, within 14 

days of such damage or destruction, the Board of Directors or unit owners holding more than 10 

percent of the voting rights shall have requested a special meeting of the Association.  Such 

special meeting must be held within 60 days of the date of damage or destruction.  At the time of 

such meeting, unless unit owners holding 90 percent of the voting rights, whether in person, by 

writing or by proxy, with the approval of Mortgagees as required by the Declaration, vote not to 

repair, reconstruct or rebuild the damaged property, the damage or destruction shall be repaired, 

reconstructed or rebuilt.  If the damage or destruction is not repaired, reconstructed or rebuilt, 

then the property shall be removed from condominium ownership in the manner provided in the 

Oregon Condominium Act. 

(b) The Association shall be responsible for repairing, reconstructing or 

rebuilding all such damage or destruction to the common elements and, to the extent of the 

Association’s insurance coverage, all such damage or destruction to the units.  Each unit owner 

shall be responsible for the cost of such repairing, reconstructing or rebuilding of his or her unit 

that is not covered by the Association’s insurance and to the extent of any deductible under the 

Association’s insurance. 

(c) If, due to the act or neglect of a unit owner, or of a member of the owner’s 

family or household pet or of a guest or other occupant or visitor of such unit owner, damage 

shall be caused to the common elements or to a unit owned by others, or maintenance, repairs or 

replacements shall be required that would otherwise be a common expense, then such unit owner 
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shall pay for the damage and the maintenance, repairs and replacements as may be determined by 

the Association, to the extent not fully covered by the Association’s insurance. 

(d) If any portion of the insurance proceeds paid to the Association is not used 

to repair, reconstruct or rebuild the damaged or destroyed property, the Association shall 

distribute the proceeds among the unit owners and their Mortgagees (as their interests may 

appear) in the same proportion as common expenses are shared, unless the property is removed 

from unit ownership.  If the property is removed from unit ownership, the insurance proceeds, 

together with the proceeds from the sale of the property, shall be distributed to the unit owners 

and their Mortgagees (as their interests may appear) in the manner described in the Oregon 

Condominium Act. 

7.5 Condemnation.  If any portion of the Condominium is made the subject matter of 

any condemnation or eminent domain proceeding or is otherwise sought to be acquired by a 

condemning authority, notice of the proceeding or proposed acquisition shall promptly be given 

to each unit owner and to each Mortgagee.  The Association shall represent the unit owners in 

any condemnation proceedings or in negotiations, settlements and agreements with the 

condemning authority for acquisition of any portion of the common elements, and each unit 

owner appoints the Association to act as his attorney-in-fact for such purposes.  All 

compensation, damages or other proceeds of the taking, other than any award for moving 

expenses of specific unit owners, shall be payable to the Association and allocated and 

distributed as provided in this Section 7.5. 

(a) Complete taking.  If the entire Condominium property is taken, or if unit 

owners holding 90 percent of the voting rights agree that such a substantial portion of the 

Condominium has been taken as to make the project obsolete, then the property shall be deemed 

removed from unit ownership.  In such event, any proceeds of the condemnation paid to the 

Association, together with any other proceeds upon sale of the remaining Condominium 

property, shall be distributed among the unit owners and their Mortgagees, as their interests may 

appear, in accordance with the provisions of the Oregon Condominium Act. 

(b) Partial taking.  If less than the entire Condominium property is taken and 

the property is not determined to be obsolete as provided in paragraph (a) above, then as soon as 

practicable the Board of Directors shall, reasonably and in good faith, allocate the award among 

the units in accordance with the reduction in the value of each unit and its interest in the common 

elements, compared to the total reduction in value of all units and their interest in the common 

elements.  If any unit owner or Mortgagee objects to the allocation determined by the Board of 

Directors, the matter shall be submitted to arbitration in accordance with Article 10 below.  The 

cost of such determination shall be paid out of the proceeds of the condemnation.  Any portion of 

the award allocated to a unit owner under this paragraph shall be paid first to all Mortgagees and 

holders of liens on the unit owner’s interest in accordance with the existing priorities, and the 

balance to the unit owner.  If any reconstruction or repair is undertaken as a result of the 

condemnation, the Board of Directors may retain and apply such portion of each unit owner’s 

share of the award as is necessary to discharge the owner’s liability for any special assessment 

arising from such reconstruction or repair. 
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7.6 Restrictions and Requirements Respecting Use of Condominium Property.  

The following restrictions and requirements are in addition to all other restrictions and 

requirements contained in the Declaration and these Bylaws: 

(a).   City of Sherwood Municipal Code.  All units within the Association are 

subject to applicable municipal code determined by the City of Sherwood for commercial and 

residential use and it is the responsibility of each Owner to comply with Sherwood City Code. 

 

(b)  Commercial Use.  Commercial use of the ground floor portion of any unit 

is allowable to the extent permitted by applicable zoning codes. Hours of operation of such 

commercial uses shall be limited to between 7:00 a.m. and 9:00 p.m. Monday through Friday and 

8:00 a.m. and 9:00 p.m. Saturday and Sunday without the consent of the Board of Directors of 

the Association. 

 

(c) Use of common elements.  The common elements shall be used for the 

furnishing of services and facilities for which they are reasonably intended, for the enjoyment of 

the units.  The use, operation and maintenance of the common elements shall not be obstructed, 

damaged or unreasonably interfered with by any unit owner. 

(d) Offensive or unlawful activities.  No noxious or offensive activities shall 

be carried on in any unit nor shall anything be done in or placed on any unit or common element 

that interferes with or jeopardizes the enjoyment of other units or the common elements or which 

is a source of annoyance to occupants.  Unit occupants shall exercise extreme care not to make 

noises that may disturb other unit occupants, including the use of musical instruments, radios, 

televisions and amplifiers.  No unlawful use shall be made of the Condominium or in any part 

thereof, and all valid laws, zoning ordinances, and regulations of all governmental bodies having 

jurisdiction thereof shall be observed.  Owners and other occupants shall not engage in any 

abusive or harassing behavior, either verbal or physical, or in any form of intimidation or 

aggression directed at other owners, occupants, guests, or invitees, or directed at the  manager, its 

agents or employees, or vendors. 

(e) Sound transmission.  Declarant and the general contractor have built the 

buildings to meet building codes and as approved by the City, the architects and the engineers.  

Nevertheless, these are multi-family buildings where there will be activities that may cause 

sound transfer from one unit to another, such as fluid through pipes, music from sound systems 

and televisions and noises from other activities.  Owners may not make holes for mounting flat 

screen televisions or install speakers or sound equipment on common element walls, nor may 

speakers be placed on floors of upper floor units or flooring coverings or materials changed in 

such units, without the prior approval of the Board of Directors. 

(f) Animals.  No animals or fowls shall be raised, kept or permitted within 

the Condominium or any part thereof, except domestic dogs, cats, and a reasonable number of 

other ordinary household pets kept within a unit.  Dogs shall not be permitted to run at large, nor 

shall any dogs, cats or pets be kept, bred or raised for commercial purposes or in unreasonable 

numbers.  Any inconvenience, damage or unpleasantness caused by a pet shall be the 

responsibility of the owner thereof, and the owner shall be responsible for cleanup and removal 

of wastes of the owner’s animal.  All pets shall be kept under reasonable control at all times and 

Exhibit A



 

26 
70421327.5 0030877-00008  

shall be securely carried or kept on a leash while outside a unit.  Each owner and occupant shall 

be responsible for seeing that his or her pets do not endanger health, make objectionable noise, or 

constitute a nuisance or inconvenience to the owners and occupants of other units.  The Board of 

Directors, after notice and a hearing, may require the permanent removal of any animal that the 

Board determines to be a danger to the health and safety of any occupant in the Condominium, or 

otherwise to be a nuisance within the Condominium.  The Board may find that an animal is a 

nuisance if the animal or its owner continues to violate these Bylaws or the rules regulating pets 

after receipt by the owner of a written demand from the Board to comply with these Bylaws or 

the rules. 

(g) Electrical usage.  No electrical device creating overloading of standard 

circuits may be used without permission from the Board of Directors.  Misuse or abuse of 

appliances or fixtures within a unit which affects other units or the common elements is 

prohibited.  Any damage resulting from such misuse shall be the responsibility of the owner who 

caused such damage.  Total electrical usage in any unit shall not exceed the capacity of the 

circuits as labeled on the circuit breaker boxes. 

(h) Exterior lighting or noisemaking devices and antennas.  Except with 

the consent of the Board of Directors of the Association, no exterior lighting or noisemaking 

devices shall be installed or maintained on any unit.  Seasonal holiday lighting and decorations 

are permissible if consistent with any applicable rules and regulations and if removed within 30 

days after the celebrated holiday.  Exterior antennas, satellite receiver and transmission dishes 

and other communication devices shall not be placed on the general common elements, and may 

not be placed on any unit or limited common element except in accordance with rules established 

by the Board of Directors. 

(i) Windows, decks, private yards, porches, patios and outside walls.  In 

order to preserve the attractive appearance of the Condominium and regulate load limits the 

Board of Directors of the Association may adopt rules regulating the nature of items that may be 

placed in or on windows, decks, patios, private yards, porches, and the outside walls so as to be 

visible from other units, the common elements, or outside the Condominium.  Garments, rugs, 

laundry, sheets, reflective surfaces and other similar items may not be hung from windows, 

facades, private yards, porches, patios or decks. 

(j) Signs.  Unless written approval is first obtained from the Board of 

Directors, no sign of any kind shall be displayed to the public view on or from any unit or the 

common elements except signs used by Declarant to advertise units for sale or lease and other 

“For Sale” signs, the size and placement of which may be regulated by rule or regulation. 

(k) Trash.  No part of any unit or any part of the common elements shall be 

used or maintained as a dumping ground for rubbish, trash, garbage, recycling materials or other 

waste.  No garbage, trash, recycling materials or other waste shall be kept or maintained on any 

part of the property, except in sanitary containers in the designated areas and out of public view. 

(l) Insurance.  Nothing shall be done or kept in any unit or in the common 

elements that will increase the cost of insurance on the common elements.  No owner shall 

Exhibit A



 

27 
70421327.5 0030877-00008  

permit anything to be done or kept in his or her unit or in the common elements that will result in 

cancellation of insurance on any unit or any part of the common elements. 

(m) Water beds.  Water beds may not be placed in any unit, except with the 

prior consent of the Board of Directors.  If such consent is given, the unit owner shall carry 

insurance covering damage caused by the water bed and shall be responsible for all damages to 

any unit or the common elements that might be caused by the water bed. 

(n) Washing machines.  Each unit contains a washing machine hookup.  The 

unit owner shall be responsible for all damages to any unit or the common elements that might 

be caused by the washing machine or leakage from the washing machine. 

(o) Community Garden.  The Community Garden may be used only by unit 

owners and occupants.  The Board of Directors from time to time may adopt rules and 

regulations in connection with the use of the Community Garden, including standards of 

cultivation and upkeep, and may issue permits to allocate gardening space on a free or fee basis.  

(waiting list system?)   

(p) Association rules and regulations.  In addition, the Board of Directors 

from time to time may adopt, modify or revoke such rules and regulations governing the conduct 

of persons and the operation and use of the units and common elements as it may deem 

necessary or appropriate in order to insure the peaceful and orderly use and enjoyment of the 

Condominium property, including, without limitation, establishment of reasonable administrative 

fees, such as fees for new owner set-up and owner’s packet, move-in and move-out fees, etc.  

Any action by the Board of Directors adopting, modifying or revoking any rule or regulation 

may be overruled by a vote of not less than 75 percent of the voting rights present, in person or 

by proxy, at any meeting, the notice of which shall have stated that such adoption, modification 

or revocation of rules and regulations will be under consideration.  A copy of the rules and 

regulations, upon adoption, and a copy of each amendment, modification or revocation thereof, 

shall be delivered by the secretary promptly to each unit owner and shall be binding on all unit 

owners and occupants of all units from the date of delivery. 

7.7 Leasing and rental of units.  

(a) Any owner who wishes to lease or rent his or her unit must meet each of 

the following requirements, and the lease or rental agreement will be subject to these 

requirements whether or not they are included within the lease or rental agreement: 

(1) all leases and rentals must be in writing; 

(2) the unit may not be rented for transient or hotel purposes; 

(3) the lease or rental must be for the entire unit and not merely parts 

of the unit, unless the owner remains in occupancy; 

(4) all such leases and rentals shall be subject in all respects to 

provisions of the Declaration, these Bylaws, and all rules and regulations adopted by the Board 

of Directors; 

Exhibit A



 

28 
70421327.5 0030877-00008  

(5) all owners who lease or rent their units shall promptly notify the 

Association in writing of the names of all tenants and members of tenants’ family occupying 

such units and shall provide the Association with a complete copy of the lease or rental 

agreement.  All owners leasing their unit shall promptly notify the Association of the address and 

telephone number where such owner can be reached. 

(b) Any failure of a tenant to comply with the Declaration, Bylaws, and 

Association rules and regulations, shall be a default under the lease or rental agreement, 

regardless of whether the lease or rental agreement so provides.  In the event of any such default, 

the owner immediately shall take all actions to cure the default including, if necessary, eviction 

of the tenant. 

(c) If any tenant is in violation of the provisions of the Declaration, Bylaws, 

or rules and regulations of the Association, the Association may bring an action in its own name 

and/or in the name of the owner to have the tenant evicted or to recover damages, or both.  If the 

court finds that the tenant is violating, or has violated any of the provisions of the Declaration, 

these Bylaws or the rules and regulations of the Association, the court may find the tenant guilty 

of unlawful detainer notwithstanding the fact that the owner is not the plaintiff in the action or 

that the tenant is not otherwise in violation of tenant’s lease.  The remedy provided by this 

subsection is not exclusive and is in addition to any other remedy or remedies that the 

Association may have.  If permitted by present or future law, the Association may recover all its 

costs, including court costs and reasonable attorneys’ fees incurred in prosecuting the unlawful 

detainer action. 

(d) The Association shall give the tenant and the owner notice in writing of 

the nature of the violation, and 20 days from the mailing of the notice in which to cure the 

violation before the Association may file for eviction. 

(e) Each owner shall provide a copy of the Declaration, these Bylaws and all 

rules and regulations of the Association to each tenant of his or her unit. By becoming a tenant, 

each tenant agrees to be bound by the Declaration, these Bylaws and the rules and regulations of 

the Association, and recognizes and accepts the right and power of the Association to evict a 

tenant for any violation by the tenant of the Declaration, these Bylaws, and rules and regulations  

of the Association. 

7.8 Failure to Follow Maintenance Plan and Owner’s Manual. 

(a) Association.  The Association shall perform all inspections and 

maintenance as recommended by the Maintenance Plan described in Section 7.2 above and make 

such repairs and maintenance as may be necessary to reasonably address the results of the 

inspections.  If the Association fails to follow such maintenance and inspection requirements or 

fails to perform any maintenance or repairs contained in any inspection report furnished to the 

Association by Declarant, then neither the Association nor any unit owner shall have any claim 

against Declarant or its design professionals, contractors and subcontractors and their 

consultants, including without limitation, all of their officers, members, managers, directors, 

employees, agents and brokers, for loss or damage to the extent that they result from such failure 
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and shall indemnify such persons and entities from and against claims by unit owners or other 

persons or entities for loss or damage resulting from such failure. 

(b) Unit owners.  Each unit owner shall perform such inspections of and 

maintenance to the owner’s unit as may be recommended by any New Home Buyer’s Manual or 

board directive, if any, delivered to the owner by Declarant.  If the unit owner fails to follow 

such inspections and maintenance recommendations, neither the unit owner nor the Association 

shall have any claim against Declarant or its design professionals, contractors and subcontractors 

and their consultants, including without limitation, all of their officers, members, managers, 

directors, employees, agents and brokers, for loss or damage to the extent the same results from 

such failure to follow the New Home Buyer’s Manual, and shall indemnify such persons and 

entities from and against claims by the Association, unit owners or other persons or entities for 

loss or damage resulting from such failure. 

7.9 Abatement and Enjoining of Violations.  The violation of any provision of the 

Declaration or these Bylaws, of any rule or regulation adopted pursuant to these Bylaws, or of 

any decision of the Association made pursuant to such documents, shall give the Board of 

Directors, acting on behalf of the Association, the right, in addition to any other rights set forth in 

these Bylaws, to do any or all of the following after giving written notice and an opportunity to 

be heard: 

(a) to summarily abate and remove, at the expense of the defaulting unit 

owner, any structure, thing, or condition that may exist contrary to the intent and meaning of 

such provisions, and the Board of Directors shall not thereby be deemed guilty of any manner of 

trespass; provided, however, that judicial proceedings shall be instituted before any items of 

construction may be altered or demolished; or 

(b) to enjoin, abate, or remedy such thing or condition by appropriate legal 

proceedings; or 

(c) to levy reasonable fines based on a resolution adopted by the Board of 

Directors that is delivered to each unit, mailed to the mailing address of each unit or mailed to 

the mailing address designated by the owner of each unit in writing; or 

(d) to terminate the right to receive utility services paid for out of assessments 

or the right of access to and use of service facilities of the Condominium until the correction of 

the violation has occurred. 

 The offending unit owner shall be liable to the Association for a reasonable 

administrative fee as established by the Board of Directors and all costs and attorneys’ fees 

incurred by the Association, whether or not legal proceedings are instituted and including 

attorneys’ fees at trial, in arbitration or on appeal or petition for review, together with any 

expense incurred by the Association in remedying the default, damage incurred by the 

Association or unit owners, or fines so levied.  Such sums shall be assessed against the offending 

unit as an assessment and enforced as provided in Article 5.  In addition, any aggrieved unit 

owner may bring an action against such other unit owner or the Association to recover damages 

or to enjoin, abate, or remedy such thing or condition by appropriate legal proceedings. 

Exhibit A



 

30 
70421327.5 0030877-00008  

 

Article 8 

 

INSURANCE 

8.1 Types of Insurance.  For the benefit of the Association and the unit owners, the 

Board of Directors shall obtain and maintain at all times, and shall pay for out of the common 

expense funds, the following insurance: 

(a) Property damage insurance. 

(1) The Association shall maintain a policy or policies of insurance 

covering loss or damage from fire, with standard extended coverage and “all risk” endorsements, 

and such other coverages as the Association may deem desirable. 

(2) The amount of the coverage shall be for not less than 100 percent 

of the current replacement cost of the units and common elements (exclusive of land, foundation, 

excavation and other items normally excluded from coverage), subject to a maximum deductible 

of the lesser of $10,000 or one percent  of the policy amount. 

(3) The policy or policies shall include all fixtures and building service 

equipment to the extent that they are part of the common elements and all personal property and 

supplies belonging to the Association, together with all fixtures, improvements and alterations 

composing a part of each unit. 

(4) Such policy or policies shall name the Association as insured, and 

shall provide for loss payable in favor of the Association, as a trustee for each unit owner and 

each such unit owner’s Mortgagee, as their interests may appear.  The policies shall contain the 

standard mortgage clause, or equivalent endorsement (without contribution) that is commonly 

accepted by institutional mortgage investors in Oregon. 

(b) Liability insurance. 

(1) The Association shall maintain comprehensive general liability 

insurance coverage insuring Declarant, the Association, the Board of Directors, and the unit 

owners and the manager, against liability to the public or to the owners of units and of common 

elements, and their invitees or tenants, incident to the operation, maintenance, ownership or use 

of the property, including legal liability arising out of lawsuits related to employment contracts 

of the Association.  Such policy or policies may exclude coverage of a unit owner (other than as 

a member of the Association or Board of Directors) for liability arising out of acts or omission of 

such unit owner and liability incident to the ownership and/or use of the part of the property as to 

which such unit owner has the exclusive use or occupancy. 

(2) Limits of liability under such insurance shall not be less than 

$1,000,000 on a combined single limit basis. 

(3) Such policy or policies shall be issued on a comprehensive liability 

basis and shall provide a cross-liability endorsement wherein the rights of named insured under 
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the policy or policies shall not be prejudiced as respects his, her or their action against another 

named insured. 

(c) Workers’ compensation insurance.  The Association shall maintain 

workers’ compensation insurance to the extent necessary to comply with any applicable laws. 

(d) Fidelity insurance. 

(1) The Association shall maintain fidelity insurance for all officers, 

directors, trustees and employees of the Association and all other persons handling or responsible 

for funds of or administered by the Association.  If the Association has retained a manager, such 

manager shall maintain fidelity insurance for its officers, employees and agents handling or 

responsible for funds of, or administered on behalf of, the Association.   

(2) The total amount of fidelity insurance coverage required shall be 

based on the best business judgment of the Board of Directors.  In no event, however, may the 

aggregate amount of such insurance be less than the sum equal to three months’ aggregate 

assessments on all units plus reserve funds. 

(3) Such fidelity insurance shall name the Association as obligee and 

shall contain waivers by the issuers of the insurance of all defenses based on the exclusion of 

persons serving without compensation from the definition of “employees” or similar terms or 

expressions.  The insurance shall provide that it may not be canceled or substantially modified 

(including cancellation for nonpayment of premium) without at least 10 days’ prior written 

notice to the Association and each servicer on behalf of the Federal National Mortgage 

Association (“FannieMae”). 

(e) Directors’ and officers’ liability insurance.  The Association shall 

maintain a policy of directors’ and officers’ liability insurance with coverage in the amount of 

not less than $1,000,000 subject to a reasonable deductible, which deductible shall be the 

responsibility of the Association.  Such insurance shall cover both interim and regular directors 

and shall include coverage for claims brought by the Association, unit owners and/or third 

parties, including, without limitation, claims arising out of construction defects or failure to 

maintain adequate reserves.  Directors and officers will be accepting such positions in reliance 

upon such insurance protection being maintained by the Association.  Therefore, in the event the 

Association fails to carry such insurance or amends these Bylaws to delete or reduce these 

insurance requirements, the Association and unit owners shall be deemed to have released such 

claims and deemed to have covenanted not to sue or prosecute any claims against its current or 

former directors or officers that would have been insured under such a policy. 

(f) Insurance by unit owners.  The Association has no responsibility to 

procure or assist in procuring property loss insurance for any owner or tenant for (i) damage to a 

unit or limited common elements not covered by the Association’s policy (because of the 

deductible amount or because the claim for loss or damage is one not covered by fire and 

property loss insurance policies required by these Bylaws or held by the Association); or (ii) for 

any damage or loss to the owner’s or tenant’s personal property.  Owners must purchase 

insurance policies insuring their units and appurtenant limited common elements for the 
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deductible amount under the Association’s policies and for insuring their own personal property 

for any loss or damage.  Proof of such insurance coverage must be provided to the Association 

by the unit owner.  Tenants must be responsible for insuring their own personal property for any 

loss or damage.  The Association shall notify all owners of the amount of the deductible under 

the Association policies.  To the extent reasonably practicable, the Association shall give at least 

30 days’ notice to the owners of any increase in the deductible proposed in renewal or 

replacement insurance policies.  Owners and tenants of all units must procure and maintain 

comprehensive liability policies having combined limits in amounts reasonably set by the Board 

of Directors no more often than every three years.  Such insurance must provide coverage for, 

without limitation, the negligent acts of the owner and tenant and their guests or other occupants 

of the unit for damage to the general and limited common elements and other units and the 

personal property of others located therein. 

8.2 Other Insurance Requirements.  Insurance obtained by the Association shall be 

governed by the following requirements: 

(a) All policies shall be written with the State of Oregon or a company that is 

licensed to do business in the State of Oregon acceptable to FannieMae and that falls into a “B” 

or better general policyholder’s rating or a “6” or better financial performance index rating in 

Best’s Insurance Reports, an “A” or better general policyholder’s rating and a financial size 

category of “VIII” or better in Best’s Insurance Reports – International Edition, an “A” or better 

rating in Demotech’s Hazard Insurance Financial Stability Ratings, a “BBBq” qualified solvency 

ratio or a “BBB” or better claims—paying ability rating in Standard and Poor’s Insurer Solvency 

Review, or a “BBB” or better claims – paying ability in Standard and Poor’s International 

Confidential Rating Service. 

(b) Notwithstanding the provisions of Section 8.1 above, there may be named 

as an insured, on behalf of the Association, the Association’s authorized representative, 

including any trustee with whom the Association may enter into any Insurance Trust Agreement, 

or any successor to such trustee.  Such insurance trustee shall have exclusive authority to 

negotiate losses under any property or liability insurance policy.  Each unit owner appoints the 

Association, or any insurance trustee or substitute trustee designated by the Association, as 

attorney-in-fact for the purpose of purchasing and maintaining such insurance including: the 

collection and appropriate disposition of the proceeds thereof, the negotiation of losses and 

execution of releases of liability, the execution of all documents, and the performance of all other 

acts necessary to accomplish such purchase.  The Association or insurance trustee shall receive, 

hold or otherwise properly dispose of any proceeds of insurance in trust for unit owners and their 

first Mortgage holders, as their interests may appear. 

(c) All property insurance policies shall contain a “Special Condominium 

Endorsement” or its equivalent providing for the following: recognition of any Insurance Trust 

Agreement, a waiver of the right of subrogation against unit owners individually, a provision that 

the insurance is not prejudiced by any act or neglect of individual unit owners that is not in the 

control of such owners collectively, and a provision that the policy is primary in the event that 

the unit owner has other insurance covering the same loss. 
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(d) For purposes of this article, insurance policies are unacceptable if (i) under 

the terms of the insurance carrier’s charter, bylaws or policy, contributions or assessments may 

be made against FannieMae, the designee of FannieMae, or the Association or unit owners, or 

(ii) by the terms of the carrier’s charter, bylaws or policy, loss payments are contingent upon 

action by the carrier’s Board of Directors, policy holders or members, or (iii) policy includes any 

limiting clauses (other than insurance conditions) that could prevent FannieMae or the owners 

from collecting insurance proceeds. 

(e) All policies required by this article shall provide that they may not be 

canceled or substantially modified without at least 10 days’ prior written notice to the 

Association and to each holder of a first Mortgage that is listed as a scheduled holder of a first 

Mortgage in the insurance policy.  Evidence of insurance shall be issued to each unit owner and 

Mortgagee upon request. 

(f) Each unit owner shall be required to notify the Board of Directors of all 

improvements made by the owner to his or her unit, the value of which is in excess of $500.  

Nothing in this paragraph shall permit an owner to make improvements without first obtaining 

the approval of the Board of Directors pursuant to Section 7.3. 

(g) Any unit owner who obtains individual insurance policies covering any 

portion of the property other than such owner’s personal property and fixtures shall file a copy of 

such individual policy or policies with the Association within 30 days after the purchase of such 

insurance. 

8.3 Optional Provisions.  The Board of Directors shall make every effort to secure 

insurance policies that provide for the following: 

(a) To the extent appropriate and available at reasonable cost, the Association 

shall maintain additional coverages against such other risks as are customarily covered with 

respect to projects similar in construction, location and use, including but not limited to, host 

liquor liability, contractual and all-written contract insurance, employer’s liability insurance, 

comprehensive automobile liability insurance, and an endorsement patterned after “use and 

occupancy” insurance providing relief from monthly assessments while a unit is uninhabitable 

due to a covered loss. 

(b) If reasonably available, the insurance policies shall include Inflation 

Guard Endorsement, and Construction Code Endorsements (such as a Demolition Cost 

Endorsement, a Contingent Liability from Operation of Building Laws Endorsement, and an 

Increased Cost of Construction Endorsement). 

(c) A Steam Boiler and Machinery Coverage Endorsement if the 

Condominium has central heating or cooling, which coverage per accident shall at least equal the 

lesser of $2,000,000 or the insurable value of the building housing the boiler or machinery. 

(d) Flood Insurance, if the Condominium is in a Special Flood Hazard Area. 

(e) If reasonably available, waiver of subrogation by the insurer as to any 

claims against the Board of Directors, any unit owner or any guest of a unit owner. 
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8.4 FannieMae, GNMA, HUD and VA Requirements.  Notwithstanding any other 

provisions of this article, the Association shall continuously maintain in effect such casualty, 

flood and liability insurance and a fidelity bond meeting the insurance and fidelity requirements 

for condominium projects established by FannieMae, the Federal Home Loan Mortgage 

Corporation, the Government National Mortgage Association, the Department of Housing and 

Urban Development and the Veterans Administration as long as they are a Mortgagee or owner 

of a unit within the Condominium, except to the extent that such coverage is not available or has 

been waived in writing by FannieMae, the Federal Home Loan Mortgage Corporation, 

Government National Mortgage Association, the Department of Housing and Urban 

Development or the Veterans Administration.  FannieMae, the Federal Home Loan Mortgage 

Corporation, or their servicers, their successors and assigns, shall be named as a Mortgagee in 

the Association’s policies. 

Article 9 

 

AMENDMENTS TO BYLAWS 

9.1 How Proposed.  Amendments to the Bylaws shall be proposed by either a 

majority of the Board of Directors or by unit owners holding 30 percent of the voting rights.  The 

proposed amendment must be reduced to writing and shall be included in the notice of any 

meeting at which action is to be taken thereon or attached to any request for consent to the 

amendment. 

9.2 Adoption.  A resolution adopting a proposed amendment may be proposed by 

either the Board of Directors or by the unit owners and may be approved by the unit owners at a 

meeting called for this purpose or by ballot vote.  Unit owners not present at the meeting 

considering such amendment may express their approval in writing or by proxy.  Any resolution 

must be approved by unit owners holding a majority of the voting rights and by Mortgagees to 

the extent required by the Declaration, except that (a) any provision of these Bylaws that is also 

contained in the Declaration must be approved by the same voting requirement for amendment of 

such provision of the Declaration, and (b) any amendment relating to age restrictions, pet 

restrictions, limitations on the number of persons who may occupy units, or limitations on the 

rental or leasing of units must be approved by unit owners holding 75 percent of the voting 

rights.  Declarant’s consent shall also be required for a period of 10 years from the date of  

closing of the sale of the last unit by Declarant to a person other than a successor declarant or 

from the date of the turnover meeting, whichever is later.  If this Condominium has been 

approved by the Department of Housing and Urban Development or the Veterans 

Administration, then notwithstanding any other provision of this Section 9.2 to the contrary, 

Declarant shall relinquish any right to veto amendments to the Bylaws not later than the date by 

which the turnover meeting must occur. 

9.3 Regulatory Amendments.  Notwithstanding the provisions of Section 9.2 above, 

until the turnover meeting as described in Section 2.2 has occurred, Declarant shall have the right 

to amend these Bylaws in order to comply with the requirements of the Federal Housing 

Administration; the United States Department of Veterans Affairs; the Rural Development or the 

Farm Service Agency of the United States Department of Agriculture; the Federal National 

Mortgage Association; the Government National Mortgage Association; the Federal Home 
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Mortgage Loan Corporation; any department, bureau, board, commission or agency of the 

United States or the State of Oregon; or any corporation wholly owned, directly or indirectly by 

the United States or the State of Oregon that insures, guarantees or provides financing for a 

condominium or units in a condominium. 

9.4 Execution and Recording.  An amendment shall not be effective until certified 

by the chairperson and secretary of the Association as being adopted in accordance with these 

Bylaws and the provisions of the Oregon Condominium Act and recorded as required by law.  

Any amendment adopted within five years after the recording of the initial Bylaws shall be 

approved by the Oregon Real Estate Commissioner to the extent required by the Oregon 

Condominium Act. 

Article 10 

 

DISPUTE RESOLUTION 

10.1 Claims Other Than for Defective or Negligent Construction or Condition.  

The following provisions of this Section 10.1 shall apply to any claim, controversy or dispute by 

or among Declarant (including members, officers, directors, shareholders and affiliates of 

Declarant), the Association, the manager or one or more unit owners, or any of them, arising out 

of or related to the Declaration, these Bylaws or the Condominium, other than claims relating to 

defective or negligent construction or condition as provided in Section 10.2 below:   

(a) Mediation.  

(1) Except as otherwise provided in this Section 10.1(a), before 

initiating litigation, arbitration or an administrative proceeding in which the Association and an 

owner have an adversarial relationship, the party that intends to initiate litigation, arbitration or 

an administrative proceeding shall offer to use any dispute resolution program available within 

Washington County, Oregon, that is in substantial compliance with the standards and guidelines 

adopted under ORS 36.175.  The written offer must be hand-delivered or mailed by certified 

mail, return receipt requested, to the address, contained in the records of the Association, for the 

other party. 

(2) If the party receiving the offer does not accept the offer within 10 

days after receipt by written notice hand-delivered or mailed by certified mail, return receipt 

requested, to the address, contained in the records of the Association, for the other party, the 

initiating party may commence the litigation, arbitration or the administrative proceeding.  The 

notice of acceptance of the offer to participate in the program must contain the name, address 

and telephone number of the body administering the dispute resolution program. 

(3) If a qualified dispute resolution program exists within Washington 

County, Oregon, and an offer to use the program is not made as required under paragraph (1) of 

this Section 10.1(a), litigation, arbitration or an administrative proceeding may be stayed for 30 

days upon a motion of the noninitiating party.  If the litigation, arbitration or administrative 

action is stayed under this paragraph, both parties shall participate in the dispute resolution 

process. 
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(4) Unless a stay has been granted under paragraph (3) of this 

Section 10.1(a), if the dispute resolution process is not completed within 30 days after receipt of 

the initial offer, the initiating party may commence litigation, arbitration or an administrative 

proceeding without regard to whether the dispute resolution is completed. 

(5) Once made, the decision of the court, arbitrator or administrative 

body arising from litigation, arbitration or an administrative proceeding may not be set aside on 

the grounds that an offer to use a dispute resolution program was not made. 

(6) The requirements of this Section 10.1(a) do not apply to 

circumstances in which irreparable harm to a party will occur due to delay or to litigation, 

arbitration or an administrative proceeding initiated to collect assessments, other than 

assessments attributable to fines. 

(b) Arbitration.  Any such claim, controversy or dispute shall be first subject 

to mediation as provided in Section 10.1(a) above or otherwise, and, if not timely settled by 

mediation, resolved by arbitration in accordance with this Section 10.3 below.  The decision and 

award of the arbitrator shall be final, binding and nonappealable. 

(c) Excluded matters.  Notwithstanding the foregoing, the following matters 

shall not be subject to mediation or arbitration under this Section 10.1 (but shall be subject to the 

applicable provisions of Section 10.1(d) below): (i) actions relating to the collection of fees, 

assessments, fines and other charges imposed or levied by the Association (other than disputes as 

to the validity or amount of such fees, assessments, fines or charges, which disputes shall be 

subject to mediation/arbitration as provided above), and (ii) actions to enforce any order, 

decision or award rendered by arbitration pursuant to Section 10.3.  The filing of a lis pendens or 

the application to any court for the issuance of any provisional process or similar remedy 

described in the Oregon or Federal Rules of Civil Procedure shall not constitute a waiver of the 

right or duty to utilize the procedures specified in this Section 10.1. 

(d) Costs and attorneys’ fees.  The fees of any mediator and the costs of 

mediation shall be divided and paid equally by the parties.  Each party shall pay its own 

attorneys’ fees and costs in connection with any mediation.  The fees of any arbitrator and the 

costs of arbitration shall be paid by the nonprevailing party or parties; if none, such fees and 

costs shall be divided and paid equally by the parties.  In any suit or action brought by the 

Association to foreclose its lien or to collect delinquent assessments or in any suit or action 

brought by Declarant, the Association or any owner or class of owners to enforce compliance 

with the terms and provisions of the Oregon Condominium Act, the Declaration or these Bylaws, 

including all amendments and supplements thereto or any rules or regulations adopted by the 

Association, the prevailing party shall be entitled to recover reasonable attorney fees and costs 

and disbursements therein and in any appeal therefrom.  The determination of who is the 

prevailing party and the amount of reasonable attorneys’ fees to be paid to the prevailing party 

shall be decided by the arbitrator (with respect to attorneys’ fees incurred prior to and during the 

arbitration proceeding) and by the court or courts, including any appellate or review court, in 

which such matter is tried, heard or decided, including a court that hears a request to compel or 

enjoin arbitration or that hears exceptions made to an arbitration award submitted to it for 

confirmation as a judgment (with respect to attorneys’ fees incurred in such proceedings).   
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10.2 Claims for Negligent or Defective Construction or Condition.  The following 

alternative dispute resolution procedures shall apply to any claim by the Association or any unit 

owner against Declarant or its members or managers, or any contractor, subcontractor, supplier, 

consultant or design professional of every tier performing any work or services in connection 

with the Condominium, and their agents, brokers, successors, employees, representatives, 

officers, directors,  managers and members, and any of their insurers and reinsurers, related to 

the design, construction or condition of the Condominium, including, but not limited to, claims 

for defective or negligent construction or design or failure to disclose a defective condition. 

(a) Initial dispute resolution procedures.  In the event of a claim for a 

construction defect governed by ORS 701.560 to 701.595, the parties shall first comply with the 

provisions contained therein.  In the event the claim is not for a construction defect governed by 

such provisions, but relates to a claimed defect in the condition of the project, the parties shall 

follow the same procedures as set forth in such provisions, except that the notice of defect shall 

include a statement of the basis on which the recipient is claimed to be liable for the defect.  

Compliance with the procedures contained in this Section 10.2(a) shall be a condition precedent 

to mediation, arbitration or litigation of any such claims.   

(b) Mediation.  If the initial dispute resolution proceedings under Section 

10.2(a) do not resolve the claims, the parties shall then engage in mediation to resolve the claims.  

The fees of any mediator and the costs of mediation shall be divided and paid equally by the 

parties.  Each party shall pay its own attorneys’ fees and costs in connection with any mediation.  

Completion of the mediation process under this section shall be a condition precedent to the 

filing of any arbitration or litigation proceedings or any claims relating to the matter with the 

Oregon Construction Contractors Board, and the Association and unit owners waive any right to 

file any such claims if the Association and unit owners have not fully complied with this Section 

10.2(b).  The mediation shall be conducted in accordance with the following procedures: 

(1) Within 60 days after completion of the proceedings under 

Section 10.2(a) and delivery of a demand for mediation by one of the parties to the other parties, 

the parties shall agree on a neutral mediator.  If the parties are unable to agree on a mediator 

within that period, upon application of any party, the presiding judge of the Circuit Court of 

Washington County, Oregon, shall designate the mediator. 

(2) Within 60 days after delivery of the demand for mediation, the 

parties shall exchange with each other all inspection and consultant’s reports in their possession 

pertaining to the claims. 

(3) The parties shall have 90 days after exchanging reports in which to 

perform additional inspections.  Any additional reports resulting from such inspections shall be 

furnished to the other parties prior to mediation. 

(4) The mediation shall be conducted after completing parts (1) 

through (3) above, but within 180 days following delivery of the demand for mediation.  The 

mediator may elect to adjourn the mediation to additional sessions if the mediator determines 

that further sessions would be beneficial in resolving the disputes. 
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(5) Each party shall send to the mediation a representative with 

authority to settle the dispute and will attempt in good faith to resolve all disputes in the 

mediation. 

(6) Any settlement agreed on in mediation shall be documented and 

executed within 60 days following completion of the mediation. 

(c) Arbitration.  All claims that have not been resolved by mediation shall be 

resolved by arbitration in accordance with Section 10.3 below.  The decision and award of the 

arbitrator shall be final, binding and nonappealable. 

(d) Third parties.  Upon demand by any party, claims between or among the 

parties and third parties shall be submitted in a single, consolidated arbitration.  Notwithstanding 

the provisions of Section 10.2(c) above, if any claim involves a claim by either party against a 

third party who is not required to and does not voluntarily agree to submit such claim to 

arbitration, then either party may elect to have the claim and the third party claim determined by 

a court of law in a consolidated proceeding, rather than by arbitration.  In such case, the parties 

waive trial by jury and agree that the matter shall be determined by a judge sitting without a jury.  

(e) Attorney’s fees.  Except to the extent otherwise provided by law, in the 

event of any claim determined by arbitration or by a court of law under Sections 10.2(c) or 

10.2(d) above, each party shall bear its own costs, including, without limitation, filing fees, 

attorney’s fees, investigation expenses, consultant’s fees and expert’s fees.  The other costs of 

arbitration and other court costs shall be divided and paid equally by the parties.  To the extent 

permitted by law, statutory attorney’s fees under the Unlawful Trade Practices Act or any other 

applicable statute are hereby waived. 

(f) Confidentiality.  The parties shall keep all discussions of disputes, 

settlements and arbitration awards and decisions confidential and shall not disclose any such 

information, whether directly or indirectly, to any third parties other than their attorneys and 

consultants, unless compelled to do so by an order of a court of competent jurisdiction.  In the 

event of a breach of this confidentiality obligation, the other party shall be entitled to seek and 

obtain any and all equitable remedies, including injunctive relief and specific performance, and 

the breaching party waives any claim or defense that the other party has an adequate remedy at 

law for any such breach, and such party shall not be required to post any bond or other security 

in connection with any such equitable relief. 

(g) Time periods within which claims must be asserted. 

(1) Statutory warranty claims.  A written claim reasonably 

specifying a breach of the statutory warranty on the unit and the related limited common 

elements must be delivered to Declarant (or any designee of Declarant specified in any written 

notice to the Association) before the expiration of such warranty.  A written claim reasonably 

specifying a breach of the statutory warranty on the general common elements must be delivered 

to Declarant within two years of expiration of such warranty, but the claim must be for a defect 

existing prior to the expiration of the warranty.  An action to enforce the statutory warranty shall 

not be commenced later than four years after expiration of the warranty. 
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(2) Other claims.  Any other claims under this Section 10.2, 

including, without limitation allegations of property damage or personal injury claims arising out 

of fungus, spores, or mold, any water intrusion or dampness, or otherwise, regardless of the legal 

theory or basis of alleged causation, including but not limited to, negligence, professional errors 

or omissions, strict liability, non-statutory warranty, or breach of contract, must be commenced 

under Section 10.2(a) above within 90 days after the date the Association or the unit owner knew 

or reasonably should have known of facts sufficient to put them on notice of the claim, or if 

earlier, with respect to the unit and related limited common elements, by no later than the first 

anniversary of the closing date of the sale of the unit to the first purchaser or, with respect to the 

general common elements, within 90 days after the date of the turnover meeting as described in 

Section 2.2 of these Bylaws.  Any arbitration or litigation based upon such claims must be 

instituted within 90 days after completion of the mediation proceedings under Section 10.2(b), or 

if shorter, the applicable statute of limitations.  Any and all such claims not brought within these 

time periods will be deemed time barred, regardless of when the Association or unit owners 

actually discovered the alleged basis for the claim. 

10.3 Arbitration.  Any arbitration under these Bylaws shall be conducted in 

Sherwood, Oregon, or such other location as may be agreed upon by the parties, pursuant to the 

arbitration statutes of the State of Oregon and any arbitration award may be enforced by any 

court with jurisdiction.  Filing for arbitration shall be treated the same as filing in court for 

purposes of meeting any applicable statute of limitations or for purposes of filing a notice of 

pending action (“lis pendens”). 

(a) Selection of arbitrator.  The arbitration shall be conducted by a single 

arbitrator selected by mutual agreement of the parties.  The arbitrator selected shall be neutral 

and unbiased, except to the extent that the arbitrator’s prior relationship with any party is fully 

disclosed and consented to by the other party or parties.  If the parties are unable to agree on the 

arbitrator within 30 days after a party’s demand for arbitration, upon application of any party, the 

presiding judge of the Circuit Court of Washington County, Oregon shall designate the 

arbitrator. 

(b) Consolidated arbitration.  Upon demand by any party, claims between or 

among the parties and third parties shall be submitted in a single, consolidated arbitration. 

Notwithstanding the provisions of Section 10.2(c), if any claim, controversy or dispute involves 

a claim by either party against a third party who is not required to and does not voluntarily agree 

to submit such claim to arbitration, then either party may elect to have the matter determined by 

a court of law in a consolidated proceeding, rather than by arbitration.  In such case, the parties 

hereby waive trial by jury and agree that the matter shall be determined by a judge sitting 

without a jury.   

(c) Discovery.  The parties to the arbitration shall be entitled to the same 

discovery that would be available to them in an action in Washington County Circuit Court.  The 

arbitrator shall have all of the authority of the court incidental to such discovery, including 

without limitation authority to issue orders to produce documents or other materials, to issue 

orders to appear and submit to deposition, and to impose appropriate sanctions, including, 

without limitation, award against a party for failure to comply with any order.  Notwithstanding 

the above, however, the parties expressly agree that discovery sought by the Association, the 
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board of directors, any unit owner(s), anyone acting on behalf of the foregoing, or anyone with 

an aligned interest with the foregoing, shall be exclusively limited to (1) discovery only of the 

specific Declarant entity and the contractors, subcontractors, suppliers, manufacturers, design 

professionals and consultants involved in original construction of the Condominium, and (2) 

discovery only of documents and witnesses relating exclusively to this Condominium.  There 

shall be no discovery (including but not limited to depositions, subpoenas, interrogatories, 

requests for admission or document requests)  of any parent, subsidiary, affiliate or member of 

Declarant, or relating to any other condominium, apartment, or other project built, owned, sold 

or operated by or for Declarant or any parent, subsidiary, affiliate or member of Declarant.       

(d) Evidence.  The parties to the arbitration may offer such evidence as they 

desire and shall produce such additional evidence as the arbitrator deems necessary for an 

understanding and determination of the dispute.  The arbitrator shall determine the admissibility 

of the evidence offered.  All evidence shall be taken in the presence of the arbitrator and all of 

the parties, unless any of the parties is absent, in default or has waived its right to be present. 

10.4 Survival.  The mediation and arbitration agreements set forth in this Article 10 

shall survive the transfer by any party of its interest or involvement in the Condominium and any 

unit therein and the termination of the Declaration or these Bylaws. 

Article 11 

 

MISCELLANEOUS 

11.1 Notices.  All notices to the Association or to the Board of Directors shall be sent 

care of the manager, or if there is no manager, to the principal office of the Association or to 

such other address as the Board of Directors may designate from time to time.  All notices to any 

unit owner shall be sent to such address as may have been designated by such owner from time 

to time, in writing, to the Board of Directors, or, if no address has been designated, then to the 

owner’s unit.  In the discretion of the Board of Directors, any notice, information or other written 

material required to be given to a unit owner or director under the Declaration or these Bylaws or 

pursuant to the Oregon Condominium Act, may be given by electronic mail, facsimile or other 

form of electronic communication acceptable to the Board of Directors, except for the following 

notices:  failure to pay an assessment; foreclosure of an association lien under ORS 100.405; an 

action the Association may take against a unit owner; or an offer to use the dispute resolution 

program under ORS 100.405.  A unit owner or director may decline to receive notice by 

electronic mail, facsimile or other form of electronic communication and may direct the Board of 

Directors to provide notice in any other manner permitted under the Declaration or these Bylaws 

or the Oregon Condominium Act. 

11.2 Reporting Obligation of the Association.   The Association shall cooperate and 

provide information related to the status of the Condominium, potential construction defects, 

substantial disputes or dissatisfaction among unit owners regarding the operations of the 

Condominium or the Association’s insurance, disputes concerning unit owners and disputes over 

rights, privileges and obligation including, without limitation, assessments, as may be reasonably 

requested by Declarant in connection with obtain any approvals for government financing 

(including FannieMae, FreddieMac, FHA, and VA financing).  The Association acknowledges 
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that such cooperation is a benefit to the unit owners so as to ensure the availability of 

government financing and that failure to so cooperate may result in the inability to have 

government financing available at the Condominium.  The Association shall promptly provide a 

certification or other statements as may be reasonably requested by the Declarant, but no later 

than five business days after any such request is delivered to the Association. 

11.3 Waiver.  No restriction, condition, obligation, or provision contained in these 

Bylaws shall be deemed to have been abrogated or waived by reason of any failure to enforce the 

same, regardless of the number of violations or breaches thereof which may occur. 

11.4 Action Without a Meeting.  Any action that the Oregon Condominium Act, the 

Declaration or these Bylaws require or permit the owners or directors to take at a meeting or 

ballot meeting may be taken without a meeting or ballot meeting if a consent in writing setting 

forth the action so taken is signed by all the owners or directors entitled to vote on the matter.  

The consent, which shall have the same effect as a unanimous vote of the owners or directors, 

shall be filed in the records of minutes of the Association. 

11.5 Invalidity; Number; Captions.  The invalidity of any part of these Bylaws shall 

not impair or affect in any manner the validity, enforceability or effect of the balance of these 

Bylaws.  As used in these Bylaws, the singular shall include the plural, and the plural the 

singular.  The masculine and neuter shall each include the masculine, feminine and neuter, as the 

context requires.  All captions are intended solely for convenience of reference and shall in no 

way limit any of the provisions of these Bylaws. 

11.6 Conflicts.  These Bylaws are intended to comply with the Oregon Condominium 

Act and the Declaration.  In case of any irreconcilable conflict, such statute and document shall 

control over these Bylaws or any rules and regulations adopted hereunder. 

      PINE STREET CONDOMINIUM, LLC, INC. 

      An Oregon corporation  

 

 

      By:         
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S I T E  F U R N I S H I N G S

Bike racks, lockers, benches  
and architectural site furnishings 
since 1980. 

Tradition & Innovation 

PHONE  503.224.8700

FAX  503.274.2055

EMAIL  Sales@Huntco.com

WEB  Huntco.com

TWITTER  @Huntcosupply

MAIL   P.O. Box 10385  
Portland, Or. 97296-0385

Manufactured in the 
Pacific Northwest

HUNTCO

CONTRACTOR: 

JOB: 

NOTES: 

× 2

THE  
STAPLE
The ever-classic "Staple" style 
bike rack is Portland City 
Code approved. Lock it up!

RECOMMENDED LAYOUT

Manufactured in the 
Pacific Northwest

CONSTRUCTION/ 
MATERIAL OPTIONS

   2” Sch. 40 Round Steel Pipe 
(shown)

  1.5" Sch. 40 Round Steel Pipe

   2" × 2" Square Steel Tubing 
(Pipecutter Proof)

   5/8" x 2 1/2" Steel  
Flat Bar (Pipecutter Proof)

– Steel Flanges (Varies)

DIMENSIONS

– 30" Length

– 5.5" Width

– 36" Height

  Custom Size Height/Length

MOUNTING OPTIONS

   Flange Mount (Shown) 
(6) .63" Mounting Holes

   In-Ground 
11" Leg Extensions

FINISH OPTIONS

   T304 Stainless Steel #4 Satin Finish

   316 Stainless Steel #4 Satin Finish 

(available at additional cost)

   Hot Dipped Galvanized

   Powder Coating 
#

   Thermoplastic Coating 

#

ADDITIONAL OPTIONS

   Flange Cover (available at 
addtl. cost, round pipe only)

30”

36”

.63”

47”

GRADE

NOTES:

"Bike" is 70" 
# Minimum Spacing 
(#) Recommended Spacing

Flat Bar & Flange Square Tubing & FlangeFlange  In-Ground 
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Written dimensions on these drawings 
shall have precedence over scaled 
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PROJECT INFORMATION INDEX SHEET

SITE ADDRESS : 22415 SW PINE ST.
SHERWOOD, OR 97140

SEE SITE PLANS FOR LOT AND BUILDING COVERAGES

FRAMING: (SEE STRUCTURAL & ARCHITECTURAL SHEETS FOR ADD. INFO.)

FIRST FLOORFIRST FLOORFIRST FLOORFIRST FLOOR = 9'-6" HT SECOND FLOORSECOND FLOORSECOND FLOORSECOND FLOOR = 9'-1 1/8" HT THIRD FLOORTHIRD FLOORTHIRD FLOORTHIRD FLOOR = 8'-1 1/8"

FLOOR- FLOOR- FLOOR-
7/8" FLOOR SHEATHING 7/8" FLOOR SHEATHING 7/8" FLOOR SHEATHING
SLAB ON GRADE 11-7/8"X1 3/4" JOIST SIZE 11-7/8"X1 3/4" JOIST SIZE

24" JOIST SPACING 24" JOIST SPACING

WALL- WALL- WALL-
1/2" WALL SHEATHING 1/2" WALL SHEATHING 1/2" WALL SHEATHING
EXT 24" STUD SPACING 24" STUD SPACING EXT. 24" STUD SPACING EXT.
(16" @ CAB) (16"@CAB) (16"@CAB)
INT 16" STUD SPACING INT 16" STUD SPACING INT 16" STUD SPACING

HEADERS - (HDR) HEADERS - (HDR) HEADERS - (HDR)
(2)2X10'S (UNO) (2)2X10S (UNO) (2)2X10S (UNO)

BEAMS - (BM) BEAMS - (BM) BEAMS - (BM)
4X12 MIN (UNO) 4X12 MIN (UNO) 4X12 MIN (UNO)

INSULATION:
UNDERFLOOR: R-38 
UNDERSLAB: R-10 (2" RIGID)
WALLS: R-21 
RIM JOISTS: R21 BATT = R28.4
ROOF/CEILING R-49 MIN R-21 AT EAVES
MIN 60% REQUIRED INSULATION AT DUCTS IN EXTERIOR FLOORS AND CEILINGS

BUILDING INFORMATION

High efficiency walls    High efficiency walls    High efficiency walls    High efficiency walls    

Exterior walls - U-0.045/R-21 cavity insulation + R-5 continuous 

TABLE N1101.1(2)TABLE N1101.1(2)TABLE N1101.1(2)TABLE N1101.1(2)
ADDITIONAL MEASURESADDITIONAL MEASURESADDITIONAL MEASURESADDITIONAL MEASURES

Envelope Enhancement Measures (Select One)

Exterior walls - U-0.057/R-23 intermediate or R-21 advanced,
Framed floors - U-0.026/R-38, and
Windows - U.028 (average UA)

1

2

TABLE N1101.1(2)TABLE N1101.1(2)TABLE N1101.1(2)TABLE N1101.1(2)
ADDITIONAL MEASURESADDITIONAL MEASURESADDITIONAL MEASURESADDITIONAL MEASURES

Conservation Measure (Select One)

For SI: 1 square foot = 0.093 m, 1 watt per square foot = 10.8 W/m2.
a. Appliances located within the building thermal envelope shall have scaled combustion air installed. 

Combustion air shall be directly from the outdoors.
b. All duct joints and seams sealed with listed mastic; tape is only allowed at appliance or equipment 

connections (for service and replacement). Meet sealing criteria of Performance Tested Comfort 
Systems program administered by the Bonneville Power Administration (BPA).

c. Residential water heater less than 55 gallon storage volume.
d. A total of 5 percent of an HVAC system's ductwork shall be permitted to be located outside of the 

conditioned space. Ducts located outside the conditioned space shall have insulation installed the 
required in this code.

e. The maximum vaulted ceiling surface are shall not be greater than 50 percent of the total heated 
space floor are unless vaulted are has a U-factor no greater than U-0.026.

f. Continuous air barrier. Additional requirement for sealing of all interior vertical wall covering to top 
plate framing. Sealing with foam gasket, caulk or other approved sealant listed for sealing wall 
covering material to structural material (example: gypsum board to wood stud framing).

g. Table N1104.1(1) Standard base case design, Code UA shall be at least 8 percent less than the 
Proposed UA. Building with fenestration less than 15 percent of the total vertical wall area may 
adjust the Code UA to have 15 percent of the wall area as fenestration.

TABLE N1101.1(1)TABLE N1101.1(1)TABLE N1101.1(1)TABLE N1101.1(1)
PRESCRIPTIVE ENVELOPE REQUIREMENTSPRESCRIPTIVE ENVELOPE REQUIREMENTSPRESCRIPTIVE ENVELOPE REQUIREMENTSPRESCRIPTIVE ENVELOPE REQUIREMENTSa a a a 

BUILDING COMPONENT

STANDARD BASE CASE

Required 
Performance

Equivalent 
Valueb

Wall insulation-above grade

Wall insulation-below gradee

Flat ceilingsf

Vaulted ceilingsg

Underfloors

Slab edge perimeter

Heated slab interiori

Windowsj

Window area limitationj,k

Skylightsl

Exterior doorsm

Exterior doors with > 2.5 ft2 glazingn

Forced air duct insulation

U-0.059c R-21 Intermediatec

C-0.063 R-15/R-21

U-0.021 R-49

U-0.033
R-30 Rafter or 

R30Ag,h Scissor Truss

U-0.033 R-30

F-0.520 R-15

n/a R-10

U-0.30 U-0.30

n/a n/a

U-0.50 U-0.50

U-0.20 U-0.20

U-0.40 U-0.40

n/a R-8

For SI: 1 inch = 25.4 mm, 1 square foot = 0.0929 m2 , 1 degree = 0.0175 rad, n/a = not applicable.
a. As allowed in Section N1104.1, thermal performance of a component may be adjusted provided that overall heat loss 

does not exceed the total resulting from conformance to the required U-factor standards. Calculations to document 
equivalent heat loss shall be performed using the procedure and approved U-factors contained in Table N1104.1(1).

b. R-values used in this table are nominal for the insulation only in standard wood framed construction and not for the 
entire assembly.

c. Wall insulation requirements apply to all exterior wood framed, concrete or masonry walls that are above grade. This 
includes cripple walls and rim joist areas. Nominal compliance with R-21 in and Intermediate Framing (N1104.5.2) with 
insulated headers.

d. The wall component shall be a minimum solid log or timber wall thickness of 3.5 inches (90mm).
e. Below-grade wood, concrete or masonry walls include all walls that are below grade and do not include those 

portions of such wall that extend more than 24 inches (609.6 mm) above grade. R-21 for insulation in framed cavity; 
R-15 continuous insulation.

f. Insulation levels for ceilings that have limited attic/rafter depth such as dormers, bay windows or similar architectural 
features totaling not more than 150 square feet2 (13.9m2) in area may be reduced to not less than R-21. When 
reduced, the cavity shall be filled (except for required ventilation spaces). R-49 insulation installed to minimum 6-
inches depth at top plate at exterior of structure to achieve U-factor.

g. Vaulted ceiling surface area exceeding 50 percent of the total heated space floor are shall have a U-factor no 
greater than U-0.026 (equivalent to R-38 rafter or scissor truss with R-38 advanced framing).

h. A = Advanced frame construction. See Section N1104.6.
i. Heated slab interior applies to concrete slab floors (both on and below grade) that incorporate a radiant heating 

system within the slab. Insulation shall be installed underneath the entire slab.
j. Sliding glass doors shall comply with window performance requirements. Windows exempt from testing in accordance 

with Section NF1111.2, Item 3 shall comply with window performance requirements if constructed with thermal break 
aluminum or wood, or vinyl, or fiberglass frames and double-pane glazing with low-emissivity coatings of 0.10 or less.  
Buildings designed to incorporate passive solar elements may include glazing with a U-factor greater than 0.35 by 
using Table N1104.1(1) to demonstrate equivalence to building envelope requirements.

k. Reduced window area may not be used as a trade-off criterion for thermal performance of any component.
Exception: Table N1101.1(2), Envelope Measure 6: calculation allows baseline case 15 percent of total wall area 
as window are of less than 15 percent.

l. Skylight area installed at 2 percent or less of total heated space floor area shall be deemed to satisfy this 
requirement with vinyl, wood or thermally broken aluminum frames and double-pane glazing with low-emissivity coatings.  
Skylight U-factor is tested in the 20-degree (0.35 rad) overhead plane in accordance with NFRC standards.

m. A maximum of 28 square feet (2.6 m2) of exterior door area per dwelling unit can have a U-factor of 0.54 or less.
n. Glazing that is either double pane with low-e coating on one surface, or triple pane shall be deemed to comply with 

this U-0.30 requirement.

Upgraded featuresUpgraded featuresUpgraded featuresUpgraded features

Exterior walls - U-0.055/R-23 intermediate or R-21 advanced,
Flat ceilinge - U-0.017/R-60, and
Framed floors - U.026/R-38

3

Upgraded featuresUpgraded featuresUpgraded featuresUpgraded features

Windows - U-0.022 (Triple Pane Low-e), and
Flat ceilinge - U-0.017/R-60 or
Framed floors - U.026/R-38

4

Super Insulated Windows and Attic OR Framed FloorsSuper Insulated Windows and Attic OR Framed FloorsSuper Insulated Windows and Attic OR Framed FloorsSuper Insulated Windows and Attic OR Framed Floors

Mandatory air sealing of all wall coverings at top plate and air sealing checklistf, and
Mechanical whole-building ventilation system with rates meeting M1503 or ASHRAE 62.2, and
All ducts and air handlers contained within building enveloped or
All ducts sealed with masticb

5

Air sealing home and ductsAir sealing home and ductsAir sealing home and ductsAir sealing home and ducts

High efficiency thermal envelope UAHigh efficiency thermal envelope UAHigh efficiency thermal envelope UAHigh efficiency thermal envelope UAgggg

6
Proposed UA is 8% lower than the code UA

Gas-fired furnace or boiler AFUE 94%, or
Air source heat pump HSPF 9.5/15/0 SEER cooling, or
Ground source heat pump COP 3.5 or Energy Star rated

A

High efficiency HVAC systemHigh efficiency HVAC systemHigh efficiency HVAC systemHigh efficiency HVAC systema

Ducted HVAC systems within conditioned spaceDucted HVAC systems within conditioned spaceDucted HVAC systems within conditioned spaceDucted HVAC systems within conditioned space

All ducts and air handlers contained within building enveloped

Cannot be combined with Measure 5

Ductless heat pumpDuctless heat pumpDuctless heat pumpDuctless heat pump

B

C
Ductless heat pump HSPF 10.0 in primary zone of dwelling

High efficiency water heaterHigh efficiency water heaterHigh efficiency water heaterHigh efficiency water heatercccc

Natural gas/propane water heater with UEF 0.85 OR
Electric heat pump water Tier 1 Northern Climate Specification Product

D

2017 OREGON STATE ENERGY CODE REQUIREMENTS

PROJECT DESCRIPTION 

PINE STREET 5-PLEX

1,902 SF

PINE STREET
5-PLEX

LOWER = 48 SQ. FT.
MAIN = 700 SQ. FT.
UPPER = 745 SQ. FT.
TOTAL = 1,493 SQ. FT.

LIVE/WORK = 409 SQ. FT.
TOTAL = 1,902 SQ. FT.

GARAGE = 216 SQ. FT.

Exhibit A



9
' 
- 

6
"

9
' 
- 

1 
1/

8
"

8
' 
- 

1 
1/

8
"

4
0

' 
- 

0
"

7" BEVELED
HORIZONTAL SIDING

5/4X4 HARDIE TRIM

METAL ROOF (5/12
PITCH MAX)

STONE VENEER TYP.

4" HORIZONTAL
CEDAR SIDING

BOARD & BATT W/
1X2 TRIM

CORBEL

1X12 TRIM W/ "Z"
FLASHING ABV.

1X12 TRIM W/ "Z"
FLASHING ABV.

1X8 TRIM

TYP. O.H.

5"

4
"

HARDIE PANEL

1/4" DRIP EDGE

6
"

2X4 

TRUSSES PER 
MFG 

2X12 HARDIE 
TRIM 

1/2" PLY & SIDING 
PER ELEVATION

9 GAGE WIRE OR 22 
GAGE SHEET METAL 
VENEER TIES 24" O.C. 
HORIZ.& VERT. *

SHEATHING

(2) LAYERS WRB

LATH FASTENED TO SHEATHING

MORTAR SCRATCH COAT

MORTAR SETTING BED

ADHERED CONCRETE 
MASONRY VENEER

MORTAR JOINT (WHERE USED

FLOOR FRAMING

LAP WRB OVER WEEP 
SCEED FLANGE

FOUNDATION WEEP SCREED

.

EXTEND ADHERED 
CONCRETE MASONRY 
VENEER MIN. 1" BELOW

.

2" MIN. AT PAVING

. 4" MIN. AT GRADE

SLOPE GRADE 2% MIN.

EXTERIOR CLADDING ( SIDING SHOWN)

6
" L

A
P

(1) LAYER WRB

EXTEND WRB FROM WALL 
BELOW 6" MIN. ABOVE 
CLADING TRANSITION

FLASHING WITH DRIP EDGE

BLOCKING (OPTIONAL)
BEDDING SEAL UNDER FLASHING
LATH FASTENER

ADHERED CONCRETE MASONRY 
VENEER SUPPORT ANGLE INSTALL 
IF REQUIRED PER THE STONE 
MANUFACTURER'S INSTRUCTIONS

ADHERED CONCRETE MASONRY VENEER

MORTAR SETTING BED
MORTAR SCRATCH COAT -

(2) LAYERS WRB
LATH
MORTAR JOIST (WHERE USED)

SHEATHING

*MASONRY VENEER SHALL BE ANCHORED TO THE 
SUPPORTING WALL WITH CORROSION-RESISTANT METAL 
TIES EMBEDDED IN MORTAR OR GROUT AND EXTENDING 
INTO THE VENEER A MINIMUM OF 1 1/2" INCHES, WITH NOT 
LESS THAN 5/8 INCH MORTAR OR GOUNT COVER TO 
OUTSIDE FACE. WHERE THE VENEER IS ANGHORED TO 
WOOD BACKING USING METAL STRAND WIRE TIES, THE 
DISTANCE SEPARATING THE VENEER FROM THE SHEATHING 
MATERIAL SHALL BE A MAXIMUM OF 4 1/2 INCHES.

NOTE: OTHER FINISHES MAY BE USED

2x6 BACKER

2x4 RAFTER

R.S PLY'WD

4x6 R.S. BEAM

2x10 SPF W/1x4 
SHADOW (NO GUTTER)

6x R.S. KNEE BRACE

3
"

9" TYP.18" TYP.

3
0

" 
T
Y
P
.

A35

HDR PER ENG

8" LAG 
ONE TOP 
AND ONE 
BOTTOM

6X6 POST

SHEET

SCALE :

DRAWN BY:

PLOT DATE :

FILE NAME  :

B
r
ia

n
 E

m
r
ic

h
:

3
6
0

-9
0

9
-4

5
8
2

E
m

a
il
:

e
d
r
a
ft

in
g
@
h
o
tm

a
il
.c

o
m

Written dimensions on these drawings 
shall have precedence over scaled 
dimensions. Contractor shall assume 
responsibility for all dimensions and 
conditions on the job. The designer 
must be notified and consent to any 
variations from dimensions set forth 
herein. The type of exterior finish, the 
installation and waterproofing details 
are all to be the full responsibility of 
the owner/builder. This Designer 
assumes no responsibility for the 
integrity of the building envelope. This 
document is the property of E Drafting 
Corp. No reuse or reproduction is 
allowed without the written consent 
from E Drafting Corp.

AAAAssss    iiiinnnnddddiiiiccccaaaatttteeeedddd

7777////22226666////2222000022221111
3:32:07 PM3:32:07 PM3:32:07 PM3:32:07 PM

E
:\
D

ro
p
b
o
x
\e

d
ra

ft
in

g
 d

ra
w

in
g

s
\K

E
IZ

U
R

, 
J
O

E
\P

IN
E

 S
T

R
E

E
T

\P
IN

E
 S

T
R

E
E

T
 5

-P
L
E

X
 P

R
E

-E
N

G
.r

v
t

Building
Elevations

5 PLEX5 PLEX5 PLEX5 PLEX

A1.0A1.0A1.0A1.0

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

55 55
-- -- PP PP

LL LL
EE EE
XX XX

DSDSDSDS

1/4" = 1'-0"

FRONT ELEVATIONFRONT ELEVATIONFRONT ELEVATIONFRONT ELEVATION

3/4" = 1'-0"

Cornice DetailCornice DetailCornice DetailCornice Detail
1/2" = 1'-0"

Stone Veneer DetailsStone Veneer DetailsStone Veneer DetailsStone Veneer Details

3/4" = 1'-0"

Shed Roof Over WindowShed Roof Over WindowShed Roof Over WindowShed Roof Over Window

Exhibit A



9
' 
- 

1 
1/

8
"

8
' 
- 

1 
1/

8
"

9
' 
- 

6
"

METAL ROOF (5/12 PITCH MAX.)

9
' 
- 

6
"

9
' 
- 

1 
1/

8
"

8
' 
- 

1 
1/

8
"

SHEET

SCALE :

DRAWN BY:

PLOT DATE :

FILE NAME  :

B
r
ia

n
 E

m
r
ic

h
:

3
6
0

-9
0

9
-4

5
8
2

E
m

a
il
:

e
d
r
a
ft

in
g
@
h
o
tm

a
il
.c

o
m

Written dimensions on these drawings 
shall have precedence over scaled 
dimensions. Contractor shall assume 
responsibility for all dimensions and 
conditions on the job. The designer 
must be notified and consent to any 
variations from dimensions set forth 
herein. The type of exterior finish, the 
installation and waterproofing details 
are all to be the full responsibility of 
the owner/builder. This Designer 
assumes no responsibility for the 
integrity of the building envelope. This 
document is the property of E Drafting 
Corp. No reuse or reproduction is 
allowed without the written consent 
from E Drafting Corp.

1/4" = 1'1/4" = 1'1/4" = 1'1/4" = 1'----0000""""

7777////22226666////2222000022221111
3:32:24 PM3:32:24 PM3:32:24 PM3:32:24 PM

E
:\
D

ro
p
b
o
x
\e

d
ra

ft
in

g
 d

ra
w

in
g

s
\K

E
IZ

U
R

, 
J
O

E
\P

IN
E

 S
T

R
E

E
T

\P
IN

E
 S

T
R

E
E

T
 5

-P
L
E

X
 P

R
E

-E
N

G
.r

v
t

Building
Elevations

5 PLEX5 PLEX5 PLEX5 PLEX

A1.1A1.1A1.1A1.1

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

55 55
-- -- PP PP

LL LL
EE EE
XX XX

DSDSDSDS

1/4" = 1'-0"

LEFT ELEVATION (ALLEY VIEW)LEFT ELEVATION (ALLEY VIEW)LEFT ELEVATION (ALLEY VIEW)LEFT ELEVATION (ALLEY VIEW)
1/4" = 1'-0"

RIGHT ELEVATION (2ND STREET VIEW)RIGHT ELEVATION (2ND STREET VIEW)RIGHT ELEVATION (2ND STREET VIEW)RIGHT ELEVATION (2ND STREET VIEW)

1/4" = 1'-0"

REAR ELEVATION (ALLEY VIEW)REAR ELEVATION (ALLEY VIEW)REAR ELEVATION (ALLEY VIEW)REAR ELEVATION (ALLEY VIEW)

Exhibit A



UP UPUPUPUP

10/0X8/0
O.H. GARAGE

DOOR

3
/0

X
8
/0

11/3 X 18/0
GARAGEGARAGEGARAGEGARAGE

E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y

12/0X 16/0
OFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIAL

3
/0

X
6
/8

3/0X8/0

2
/6

X
6
/8UNDER 

STAIR 
STRG

UNDER
CAB
REFER.

5
' 
- 

0
"

3
5
' 
- 

0
"

3
/0

X
6
/8

3/0X8/0

3
/0

X
8
/0

2
/8

X
8
/0

3
/0

X
8
/0

F
R

 D
R

3
/0

X
7
/0

 S
H

3
/0

X
7
/0

 S
H

3/6X7/0 FXD
W/

3
/0

X
8
/0

F
R

 D
R

2
/8

X
8
/0

3
/0

X
8
/0

3/0X8/0

3
/0

X
6
/8

2
/8

X
8
/0

3
/0

X
8
/0

F
R

 D
R

3
/0

X
8
/0

3/0X8/0

3
/0

X
6
/8

2
/8

X
8
/0

3
/0

X
8
/0

F
R

 D
R

3
/0

X
6
/8

3/0X6/8

3
/0

X
6
/8

2
/8

X
8
/0

3
/0

X
6
/6

 S
H

W
/ 

18
" 
V

E
N
T

99' - 11"

19' - 10" 2" 19' - 10" 2" 19' - 10" 2" 19' - 10" 2" 19' - 11"

10/0X8/0
O.H. GARAGE

DOOR

10/0X8/0
O.H. GARAGE

DOOR

10/0X8/0
O.H. GARAGE

DOOR

10/0X8/0
O.H. GARAGE

DOOR

11/3X18/0
GARAGEGARAGEGARAGEGARAGE

11/3X18/0
GARAGEGARAGEGARAGEGARAGE

11/3X18/0
GARAGEGARAGEGARAGEGARAGE

11/3X18/0
GARAGEGARAGEGARAGEGARAGE

19/0X15/7
OFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIAL

12/0X16/0
OFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIAL

12/0X16/0
OFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIAL

12/0X16/0
OFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIALOFFICE/COMMERCIAL

ADA BATHADA BATHADA BATHADA BATH

LINE OF 
FLOOR ABOVE

16
' 
- 

11
 1

/
2
"

1'
 -

 1
1 

1/
2
"

6
' 
- 

10
"

6
' 
- 

3
"

3
' 
- 

0
"

18
' 
- 

11
"

6
' 
- 

10
"

9
' 
- 

3
"

5
' 
- 

11
 1

/2
"

3
' 
- 

3
 1

/
2
"

3
' 
- 

3
 1

/
2
"

6
' 
- 

4
 1

/2
"

4
0

' 
- 

0
"

LINE OF 
FLOOR ABOVE

COV'DCOV'DCOV'DCOV'D
ENTRYENTRYENTRYENTRY

COV'DCOV'DCOV'DCOV'D
ENTRYENTRYENTRYENTRY

COV'DCOV'DCOV'DCOV'D
ENTRYENTRYENTRYENTRY

COV'DCOV'DCOV'DCOV'D
ENTRYENTRYENTRYENTRY

COV'DCOV'DCOV'DCOV'D
ENTRYENTRYENTRYENTRY

UNDER
CAB
REFER.

UNDER
CAB
REFER.

UNDER
CAB
REFER.

ADA BATHADA BATHADA BATHADA BATH ADA BATHADA BATHADA BATHADA BATH ADA BATHADA BATHADA BATHADA BATH ADA BATHADA BATHADA BATHADA BATH

3
/0

X
6
/6

 S
H

W
/ 

18
" 
V

E
N
T

3
/0

X
6
/6

 S
H

W
/ 

18
" 
V

E
N
T

3
5
' 
- 

0
"

5
' 
- 

0
"

18
' 
- 

0
 1

/2
"

16
' 
- 

11
 1

/
2
"

3
' 
- 

6
"

11
' 
- 

7
"

2
' 
- 

11
 1

/2
"

19' - 10" 2" 19' - 10" 2" 19' - 10" 2" 19' - 10" 2" 19' - 11"

99' - 11"

12' - 11" 6' - 11" 12' - 11" 6' - 11" 12' - 11" 6' - 11" 12' - 11" 6' - 11" 6' - 7" 13' - 4"

4' - 6" 2' - 1" 3' - 0" 3' - 6" 3' - 6" 3' - 4"2' - 11" 3' - 6" 3' - 6" 3' - 0" 2' - 1" 4' - 10"2' - 11" 3' - 6" 3' - 6" 3' - 0" 2' - 1" 4' - 10"2' - 11" 3' - 6" 3' - 6" 3' - 0" 2' - 1" 4' - 10"3' - 0" 3' - 5 1/2" 3' - 5 1/2" 3' - 0" 2' - 1" 4' - 10"

3
/0

X
8
/0

F
R

 D
R

8' - 1 1/2" 11' - 8 1/2" 8' - 1 1/2" 11' - 8 1/2" 8' - 1 1/2" 11' - 8 1/2" 8' - 1 1/2" 11' - 8 1/2" 8' - 1 1/2" 11' - 9 1/2"

4
0

' 
- 

0
"

5' - 8" 2' - 5 1/2" 5' - 7 1/2" 6' - 2"5' - 8" 2' - 5 1/2" 5' - 7 1/2" 6' - 1"5' - 8" 2' - 5 1/2" 5' - 7 1/2" 6' - 1"5' - 8" 2' - 5 1/2" 5' - 7 1/2" 6' - 1"5' - 8" 2' - 5 1/2" 5' - 7 1/2" 6' - 1"

E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y

E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y

E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y

E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y
E
N
T
R

Y

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

3/6X7/0 FXD
W/

UNDER
CAB

REFER.

2
/6

X
6
/8UNDER 

STAIR 
STRG

UNDER 
STAIR 
STRG

UNDER 
STAIR 
STRG

UNDER 
STAIR 
STRG

2
/6

X
6
/8

2
/6

X
6
/8

2
/6

X
6
/8

9
' 
- 

1"
7
' 
- 

10
 1

/
2
"

3
' 
- 

0
"

6
' 
- 

3
"

6
' 
- 

10
"

1'
 -

 1
1 

1/
2
"

16
' 
- 

11
 1

/
2
"

9
' 
- 

1"
7
' 
- 

10
 1

/
2
"

3
' 
- 

0
"

6
' 
- 

3
"

6
' 
- 

10
"

1'
 -

 1
1 

1/
2
"

16
' 
- 

11
 1

/
2
"

9
' 
- 

1"
7
' 
- 

10
 1

/
2
"

9
' 
- 

1"
7
' 
- 

10
 1

/
2
"

3
' 
- 

0
"

6
' 
- 

3
"

6
' 
- 

10
"

1'
 -

 1
1 

1/
2
"

16
' 
- 

11
 1

/
2
"

3
' 
- 

0
"

6
' 
- 

3
"

6
' 
- 

10
"

1'
 -

 1
 1

/2
"

17
' 
- 

9
 1

/
2
"

9
' 
- 

1"
8
' 
- 

8
 1

/2
"

12' - 1 1/2" 7' - 8 1/2" 2" 12' - 1 1/2" 7' - 8 1/2"
2"

12' - 1 1/2" 7' - 8 1/2"
2"

12' - 1 1/2" 7' - 8 1/2"
2"

12' - 1 1/2" 7' - 9 1/2"

4' - 3" 3' - 10 1/2" 4' - 2" 3' - 11 1/2" 4' - 2" 3' - 11 1/2" 4' - 2" 3' - 11 1/2" 4' - 2 1/2" 3' - 11"

LINE OF 
FLOOR ABOVE

LINE OF 
FLOOR ABOVE

LINE OF 
FLOOR ABOVE

LINE OF 
FLOOR ABOVE

10
' 
- 

1"
2
' 
- 

6
"

4
' 
- 

4
 1

/2
"

10
' 
- 

1"
2
' 
- 

6
"

4
' 
- 

4
 1

/2
"

10
' 
- 

1"
2
' 
- 

6
"

4
' 
- 

4
 1

/2
"

4
' 
- 

4
 1

/2
"

2
' 
- 

6
"

10
' 
- 

1"

4
' 
- 

4
 1

/2
"

2
' 
- 

6
"

10
' 
- 

11
"

1 
3
/
8
" 
S
C
 M

IN
. 
O

R
2
0

 M
IN

. 
F
IR

E
 D

O
O

R

5/8" TYPE "X" GYP BOARD
ON GARAGE WALLS AND 

CEILING COMMON TO 
LIVING AREA AND ALL 
SUPPORTING WALLS

5/8" TYPE "X" GYP BOARD
ON GARAGE WALLS AND 

CEILING COMMON TO 
LIVING AREA AND ALL 
SUPPORTING WALLS

5/8" TYPE "X" GYP BOARD
ON GARAGE WALLS AND 

CEILING COMMON TO 
LIVING AREA AND ALL 
SUPPORTING WALLS

5/8" TYPE "X" GYP BOARD
ON GARAGE WALLS AND 

CEILING COMMON TO 
LIVING AREA AND ALL 
SUPPORTING WALLS

1 
3
/
8
" 
S
C
 M

IN
. 
O

R
2
0

 M
IN

. 
F
IR

E
 D

O
O

R

1 
3
/
8
" 
S
C
 M

IN
. 
O

R
2
0

 M
IN

. 
F
IR

E
 D

O
O

R

1 
3
/
8
" 
S
C
 M

IN
. 
O

R
2
0

 M
IN

. 
F
IR

E
 D

O
O

R

1 
3
/
8
" 
S
C
 M

IN
. 
O

R
2
0

 M
IN

. 
F
IR

E
 D

O
O

R

H
A
L
F
 W

A
L
L

H
A
L
F
 W

A
L
L

H
A
L
F
 W

A
L
L

H
A
L
F
 W

A
L
L

H
A
L
F
 W

A
L
L

110V

S.D.

110V

S.D.

110V

S.D.

110V

S.D.

110V

S.D.

110V

S.D.

110V

S.D.

110V

S.D.

110V

S.D.

110V

S.D.

FAN
V.T.O.S

FAN
V.T.O.S

FAN
V.T.O.S

FAN
V.T.O.S

FAN
V.T.O.S

1

A4.0

1

A4.1

1

A7

1

A7

1

A7

1

A7

S
O

L
ID

 C
O

R
E

S
O

L
ID

 C
O

R
E

S
O

L
ID

 C
O

R
E

S
O

L
ID

 C
O

R
E

S
O

L
ID

 C
O

R
E

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

3/6X1/6 FXD
TEMP. BELOW

RD RD RD RD RD RD

TANKLESS W/H TANKLESS W/H TANKLESS W/H TANKLESS W/H TANKLESS W/H

5/8" TYPE "X" GYP BOARD
ON GARAGE WALLS AND 

CEILING COMMON TO 
LIVING AREA AND ALL 
SUPPORTING WALLS

3
/0

X
6
/6

 S
H

W
/ 

18
" 
V

E
N
T

3
/0

X
6
/6

 S
H

W
/ 

18
" 
V

E
N
T

3
' 
- 

2
 1

/
2
"

3
' 
- 

3
 1

/
2
"

2
' 
- 

9
"

SHEET

SCALE :

DRAWN BY:

PLOT DATE :

FILE NAME  :

B
r
ia

n
 E

m
r
ic

h
:

3
6
0

-9
0

9
-4

5
8
2

E
m

a
il
:

e
d
r
a
ft

in
g
@
h
o
tm

a
il
.c

o
m

Written dimensions on these drawings 
shall have precedence over scaled 
dimensions. Contractor shall assume 
responsibility for all dimensions and 
conditions on the job. The designer 
must be notified and consent to any 
variations from dimensions set forth 
herein. The type of exterior finish, the 
installation and waterproofing details 
are all to be the full responsibility of 
the owner/builder. This Designer 
assumes no responsibility for the 
integrity of the building envelope. This 
document is the property of E Drafting 
Corp. No reuse or reproduction is 
allowed without the written consent 
from E Drafting Corp.

1/4" = 1'1/4" = 1'1/4" = 1'1/4" = 1'----0000""""

7777////22226666////2222000022221111
3:32:24 PM3:32:24 PM3:32:24 PM3:32:24 PM

E
:\
D

ro
p
b
o
x
\e

d
ra

ft
in

g
 d

ra
w

in
g

s
\K

E
IZ

U
R

, 
J
O

E
\P

IN
E

 S
T

R
E

E
T

\P
IN

E
 S

T
R

E
E

T
 5

-P
L
E

X
 P

R
E

-E
N

G
.r

v
t

Floor Plan

5 PLEX5 PLEX5 PLEX5 PLEX

A2.0A2.0A2.0A2.0

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

P
IN

E
 S

T
R

E
E
T
  

M
IX

E
D

 U
S
E

55 55
-- -- PP PP

LL LL
EE EE
XX XX

DSDSDSDS

1. WINDOW SIZES & ROUGH OPENINGS TO BE VERIFIED BY 
CONTRACTOR.

2. WINDOWS THAT ARE BOTH WITHIN 24 INCHES OF A DOOR IN A 
CLOSED POSITION AND WITHIN 60 INCHES OF THE FLOOR 
SHOULD BE TEMPERED.

3. WINDOWS IN ENCLOSURES FOR BATHTUBS, SHOWERS, HOT 
TUBS, WHIRLPOOLS, SAUNAS AND STEAM ROOMS WHERE THE 
GLASS IS WITHIN 60 INCHES ABOVE A DRAIN INLET SHOULD BE 
TEMPERED.

4. WINDOWS WITH A PANE LARGER THAN NINE SQUARE FEET, 
HAVING A BOTTOM EDGE CLOSER THAN 18 INCHES TO THE 
FLOOR AND A TOP EDGE HIGHER THAN 36 INCHES ABOVE THE 
FLOOR SHOULD BE TEMPERED.

5. FIREBLOCK ALL PLUMBING PENETRATIONS AND STAIR RUNS

6. ALL WOOD IN CONTACT WITH CONCRETE TO BE PRESSURE 
TREATED.

7. TOP OF HANDRAILS SHALL BE PLACED AT 38" ABOVE THE 
NOSING OF TREADS & LANDINGS THE NOSING OF TREADS AND 
LANDINGS. HANDRAILS SHALL BE CONTINUOUS THE FULL LENGTH 
OF THE STAIRS.  THE HANDGRIP PORTION SHALL NOT BE LESS 
THAN 1 1/4" NOR MORE THAN 2" IN CROSS-SECTIONAL DIMENSION.  
PROVIDE A SMOOTH SURFACE WITH NO SHARP CORNERS.  
HANDRAILS PROJECTING FROM A WALL SHALL HAVE A SPACE 
NOT LESS THAN 1 1/2" BETWEEN THE WALL AND THE HANDRAIL.

8. PREFABRICATED FIREPLACES, CHIMNEYS AND RELATED 
COMPONENTS TO BEAR U.L. OR I.C.B.O. SEAL OF APPROVAL AND 
TO BE INSTALLED PER MANUFACTURER'S SPECIFICATION.

9. ELEV. OF FLOOR OR LAND'G 11/2" MAX (OR 73/4" MAX FOR 
INSWING DR) BELOW THRESHOLD IS REQ'D FROM THE REQ'D EXIT 
DOOR. WHERE DOOR IS NOT THE REQ'D EXIT DOOR A STAIRWAY 
OF 2 OR FEWER RISERS IS PERMITTED WHERE DOOR DOES NOT 
SWING OVER RISER.

GENERAL FLOOR PLAN NOTES:GENERAL FLOOR PLAN NOTES:GENERAL FLOOR PLAN NOTES:GENERAL FLOOR PLAN NOTES:

SMOKE & CARBON MONOXIDE COMBO DETECTORS 
REQUIRED AS SHOWN ON THE PLANS.  DETECTORS 
TO BE INTERCONNECTED AND POWERED BY 
PREMISE WIRING AND HAVE BATTERY BACKUP.

WASHINGTON STATE:
50 CFM FAN

OREGON STATE:
50 CFM FAN TOILET COMPARTMENTS
80 CFM FAN BATHING & SPA AREAS

VENT ALL TO OUTSIDE

FAN
V.T.O.S

110V

S.D.

CEILING VENTILATION:CEILING VENTILATION:CEILING VENTILATION:CEILING VENTILATION:

THE NET FREE VENTILATING AREA SHALL NOT BE 
LESS THAN 1/150 OF THE AREA OF SPACE TO BE 
VENTILATED, EXCEPT THAT THE AREA MAY BE 
1/300, PROVIDED AT LEAST 50% OF THE REQUIRED 
VENTILATING AREA IS PROVIDED BY  VENTILATORS 
LOCATED IN THE UPPER PORTION OF THE SPACE TO 
BE VENTILATED AT LEAST 3 FEET ABOVE EAVE 
VENTS WITH THE BALANCE OF THE REQUIRED 
VENTILATION PROVIDED BY EAVE VENTS. THE 
OPENINGS SHALL BE COVERED WITH CORROSION-
RESISTANT METAL MESH WITH MESH OPENINGS OF 
1/4" IN DIMENSION.

1/4" = 1'-0"

LOWER FLOOR PLANLOWER FLOOR PLANLOWER FLOOR PLANLOWER FLOOR PLAN

GENERAL NOTES:GENERAL NOTES:GENERAL NOTES:GENERAL NOTES:

1. ALL WORK SHALL BE DONE IN CONFORMANCE WITH THE LATES EDITION OF LOCAL BUILDING CODE, ONE AND TWO FAMILY 
DWELLING CODES AND ALL OTHER GOVERNING CODES, LAWS AND REGULATIONS.

2. SITE/CONSTRUCTION DOCUMENTS AND CONSTRUCTION PHASE: CONTRACTOR SHALL NOT SCALE THE DRAWINGS, OR DETAILS. 
CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS AND CONDITIONS AT THE JOBSITE. NOTIFY DESIGN AGENCY IN 
WRITTING OF ANY SIGNIFICANT DEVIATIONS, ANY CHANGES TO CONSTRUCTION DOCUMENTS OR IF ADDITIONAL DETAILS, 
SPECIFICATIONS ARE NEEDED FOR PROPER EXECUTION OF THE WORK. ALSO NOTIFY DESIGN AGENCY IN WRITTING IF THERE 
ARE ANY CORRECTIONS OR CHANGES TO BE MADE TO THE CONSTRUCTION DOCUMENTS REQUIRED BY THE 
PLANNING/BUILDING DEPARTMENT OFFICALS. PLANS CORRECTION LIST OR COMMENTS (FROM THE PLANNING/BUILDING 
DEPARTMENT OFFICIALS) MUST BE DELIVERED TO THE DESIGN AGENCY.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION OF ALL TRADES, INCLUDING ALL ARCHITECTURAL, 
STRUCTURAL, MECHANICAL AND ELECTRICAL REQUREMENTS.

4. MECHANICAL AND ELECTRICAL WORK IS ON A CONTRACTOR DESIGN/BUILD BASIS. COORDINATE ALL  ARCHITECTURAL AND 
STRUCTURAL WORK WITH MECHANICAL AND ELECTRICAL REQUIREMENTS.

5. ALL DIMENSIONS ARE TO THE FACE OF FRAMING MEMBERS UNLESS NOTED OTHERWISE. ALL EXTERIOR WALLS TO BE 2x6 
STUDS AT 16" O.C. , ALL INTERIOR WALLS TO BE 2x4 STUDS AT 16" O.C. UNLESS NOTED OTHERWISE.

6. COORDINATE ALL ITEMS NOT SHOWN OR NOTED WITH OWNER AND/OR DESIGNER, INCLUDING BUT NOT LIMITED TO FINISHES, 
COLORS, CABINETS, HARDWARE, FIXTURES, ETC...

7. SEAL OR WEATHER STRIP ALL EXTERIOR OPENINGS AND PENETRATIONS  IN MANNER TO PREVENT OUTSIDE AIR INFILTRATION 
AND MOISTURE FROM  ENTERING STRUCTURAL AND OCCUPIED SPACES, INCLUDING AROUND  PLUMBING AND ELECTRICAL 
LINES AND EQUIPMENT PASSING THROUGH WALLS, GUTTERS, DOWNSPOUTS, ETC...

8. IT IS THE GENERAL CONTRACTORS RESPONSIBILITY TO FOLLOW AND COORDINATE PER THE MANUFACTURER'S PRINTED 
INSTRUCTIONS, SPECIFICATIONS AND INSTALLATION DETAILS THE INSTALLATION OF ALL BUILDING  PRODUCTS (INTERIOR AND 
EXTERIOR), FIXTURES, EQUIPMENT, ETC... OR FOLLOW THE INDUSTRY STANDARD DETAILS FOR ALL THE CONDITIONS NOT 
SHOWN ON THE DRAWINGS FOR PROPER EXECUTION OF THE WORK IN ACCORDANCE WITH THE CONSTRUCTION DOCUMENTS. 
THE DESIGN AGENCY MUST BE NOTIFIED IN WRITTING TO PROVIDE ADDITIONAL DETAILS, SPECIFICATIONS OR INFORMATION 
PER REQUEST OF THE GENERAL CONTACTOR OR OWNER FOR PROPER EXECUTION OF THE WORK.

CONSTRUCTION PHASE:CONSTRUCTION PHASE:CONSTRUCTION PHASE:CONSTRUCTION PHASE:

THE DESIGNER SHALL NOT HAVE CONTROL OVER OR CHARGE OF AND SHALL NOT BE RESPONSIBLE FOR CONSTRUCTION MEANS, 
METHODS, TECHNIQUES, SEQUENCES OR PROCEDURES, OR FOR SAFETY PRECAUTIONS AND PROGRAMS IN CONNECTION WITH THE 
WORK, SINCE THESE ARE SOLELY THE CONTRACTOR'S RESPONSIBILITY UNDER CONTRACT FOR CONSTRUCTION. THE DESIGNER SHALL 
NOT BE RESPONSIBLE FOR CONTRACTOR'S SCHEDULES OR FAILURE TO CARRY OUT THE  WORK IN ACCORDANCE WITH THE 
CONSTRUCTION DOCUMENTS.

MATERIAL SPECIFICATION NOTE:MATERIAL SPECIFICATION NOTE:MATERIAL SPECIFICATION NOTE:MATERIAL SPECIFICATION NOTE:

THE DESIGNER DOES NOT RECOMMEND OR SPECIFY USE OF ANY TYPE OF "STUCCO PRODUCTS" OR EXTERIOR INSULATED AND FINISH 
SYSTEM "E.I.F.S." FOR THE EXTERIOR OF THE HOUSE. THE DESIGNER WILL NOT BE LIABLE FOR ANY KIND OF DAMAGES TO THE 
BUILDING (STRUCTURAL OR COSMETIC) IF THE OWNER OR THE CONTRACTOR DECIDE TO USE SUCH PRODUCTS.
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1/4" = 1'-0"

MAIN FLOOR PLANMAIN FLOOR PLANMAIN FLOOR PLANMAIN FLOOR PLAN

MISCELLANEOUS NOTES:MISCELLANEOUS NOTES:MISCELLANEOUS NOTES:MISCELLANEOUS NOTES:

1. EACH BEDROOM TO HAVE A MINIMUM WINDOW OPENING OF 5.7 SQ. FT. WITH A MINIMUM WIDTH OF 20 IN. AND A SILL LESS THAN 44 IN. ABOVE FIN. 
FLR.

2. ALL WINDOWS WITHIN 18 IN. OF THE FLOOR, AND WITHIN 12 IN. OF ANY DOOR ARE TO HAVE TEMPERED GLAZING
3. SKYLIGHTS ARE TO BE GLAZED WITH TEMPERED GLASS ON OUTSIDE AND LAMINATED GLASS ON INSIDE (UNLESS PLEXIGLAS). GLASS TO HAVE 

MAXIMUM CLEAR SPAN OF 25 IN., AND FRAME IS TO BE ATTACHED TO A 2X CURB WITH A MINIMUM OF 4 IN. ABOVE ROOF PLANE.
4. ALL TUB AND SHOWER ENCLOSURES ARE TO BE GLAZED WITH SAFETY GLASS.
5. ALL EXTERIOR WINDOWS ARE TO BE DOUBLE GLAZED AND ALL EXTERIOR DOORS ARE TO BE SOLID CORE WITH  WEATHER STRIPPING.  

PROVIDE \ IN. DEADBOLT LOCKS ON ALL EXTERIOR DOORS, AND LOCKING DEVICES ON ALL DOORS AND WINDOWS WITHIN 10 FT. (VERTICAL) 
OF GRADE. PROVIDE PEEP-HOLE 54 - 66 IN. ABOVE FIN. FLOOR ON EXTERIOR ENTRY DOORS.

6. CONNECT ALL SMOKE DETECTORS (SEE PLAN FOR LOCATION) TO HOUSE ELECTRICAL SYSTEM AND INTER- CONNECT EACH ONE, SO THAT, WHEN 
ANY ONE IS TRIPPED, THEY WILL ALL SOUND.

7. PROVIDE COMBUSTION AIR VENTS (W/ SCREEN AND BACK DAMPER) FOR FIREPLACES, WOOD STOVES AND ANY APPLIANCES WITH AN OPEN 
FLAME.

8. BATHROOMS AND UTILITY ROOMS ARE TO BE VENTED TO THE OUTSIDE WITH A FAN CAPABLE OF PRODUCING A MINIMUM OF 4 AIR EXCHANGES 
PER HOUR.  RANGE HOODS ARE ALSO TO BE VENTED TO  THE OUTSIDE.

9. ELECTRICAL RECEPTACLES IN BATHROOMS, KITCHENS AND GARAGES SHALL BE G.F.I. OR G.F.I.C. PER NATIONAL ELECTRICAL CODE 
REQUIREMENTS.

SMOKE & CARBON MONOXIDE COMBO DETECTORS 
REQUIRED AS SHOWN ON THE PLANS.  DETECTORS 
TO BE INTERCONNECTED AND POWERED BY 
PREMISE WIRING AND HAVE BATTERY BACKUP.

WASHINGTON STATE:
50 CFM FAN

OREGON STATE:
50 CFM FAN TOILET COMPARTMENTS
80 CFM FAN BATHING & SPA AREAS

VENT ALL TO OUTSIDE

FAN
V.T.O.S

110V

S.D.

CEILING VENTILATION:CEILING VENTILATION:CEILING VENTILATION:CEILING VENTILATION:

THE NET FREE VENTILATING AREA SHALL NOT BE 
LESS THAN 1/150 OF THE AREA OF SPACE TO BE 
VENTILATED, EXCEPT THAT THE AREA MAY BE 
1/300, PROVIDED AT LEAST 50% OF THE REQUIRED 
VENTILATING AREA IS PROVIDED BY  VENTILATORS 
LOCATED IN THE UPPER PORTION OF THE SPACE TO 
BE VENTILATED AT LEAST 3 FEET ABOVE EAVE 
VENTS WITH THE BALANCE OF THE REQUIRED 
VENTILATION PROVIDED BY EAVE VENTS. THE 
OPENINGS SHALL BE COVERED WITH CORROSION-
RESISTANT METAL MESH WITH MESH OPENINGS OF 
1/4" IN DIMENSION.
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Written dimensions on these drawings 
shall have precedence over scaled 
dimensions. Contractor shall assume 
responsibility for all dimensions and 
conditions on the job. The designer 
must be notified and consent to any 
variations from dimensions set forth 
herein. The type of exterior finish, the 
installation and waterproofing details 
are all to be the full responsibility of 
the owner/builder. This Designer 
assumes no responsibility for the 
integrity of the building envelope. This 
document is the property of E Drafting 
Corp. No reuse or reproduction is 
allowed without the written consent 
from E Drafting Corp.
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SMOKE & CARBON MONOXIDE COMBO DETECTORS 
REQUIRED AS SHOWN ON THE PLANS.  DETECTORS 
TO BE INTERCONNECTED AND POWERED BY 
PREMISE WIRING AND HAVE BATTERY BACKUP.

WASHINGTON STATE:
50 CFM FAN

OREGON STATE:
50 CFM FAN TOILET COMPARTMENTS
80 CFM FAN BATHING & SPA AREAS

VENT ALL TO OUTSIDE

FAN
V.T.O.S

110V

S.D.

CEILING VENTILATION:CEILING VENTILATION:CEILING VENTILATION:CEILING VENTILATION:

THE NET FREE VENTILATING AREA SHALL NOT BE 
LESS THAN 1/150 OF THE AREA OF SPACE TO BE 
VENTILATED, EXCEPT THAT THE AREA MAY BE 
1/300, PROVIDED AT LEAST 50% OF THE REQUIRED 
VENTILATING AREA IS PROVIDED BY  VENTILATORS 
LOCATED IN THE UPPER PORTION OF THE SPACE TO 
BE VENTILATED AT LEAST 3 FEET ABOVE EAVE 
VENTS WITH THE BALANCE OF THE REQUIRED 
VENTILATION PROVIDED BY EAVE VENTS. THE 
OPENINGS SHALL BE COVERED WITH CORROSION-
RESISTANT METAL MESH WITH MESH OPENINGS OF 
1/4" IN DIMENSION.
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