
EXHIBIT 2 

After Recording Return To: 
_______________________ 
_______________________ 
_______________________ 
Attn: __________________ 

COURTYARD EASEMENT AGREEMENT 

This Courtyard Easement Agreement (this “Agreement”) is entered into as of this __ day 
of _______________, 2016 (“Effective Date”) by and between Karuna Properties II, LLC, an 
Oregon limited liability company (“Karuna”); Karuna Properties II West, LLC, an Oregon 
limited liability company (“Karuna West”); Deco Diner, LLC, an Oregon limited liability 
company (“Deco Diner”) (collectively, “Grantors”); and The Catlin Gabel School, an Oregon 
nonprofit public benefit corporation (with its successors and assigns, “Grantee”).   

RECITALS 

Karuna owns certain real property situated in the City of Portland, Multnomah County, 
State of Oregon, and more particularly described in the attached Exhibit A (the “Karuna East 
Property”). 

Karuna West owns certain real property situated in the City of Portland, Multnomah 
County, State of Oregon, and more particularly described in the attached Exhibit B (the “Karuna 
West Property”). 

Deco Diner owns certain real property situated in the City of Portland, Multnomah 
County, State of Oregon, and more particularly described in the attached Exhibit C (the “Deco 
Diner Property”). 

Portions of the Karuna East Property, the Karuna West Property and the Deco Diner 
Property comprise an approximately 14,000 sq. foot courtyard located between buildings 
constructed by Grantors upon their three separate properties (the “Courtyard”).   

Grantee desires a perpetual, non-exclusive easement over, on and across the Courtyard for 
the purpose of providing an active, green community space for the public and Grantors desire to 
grant such an easement to Grantee on the terms and conditions set forth herein. 

The remainder of this page is intentionally blank. 
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AGREEMENT 

NOW, THEREFORE, in consideration of the foregoing and other good and 
valuable consideration, the receipt and sufficiency of which are hereby acknowledged, the parties 
hereto agree as follows: 

1. Grant of Easement.  Karuna grants to Grantee a perpetual, non-exclusive public
access easement over a portion of the Karuna East Property more particularly described and 
depicted in the attached Exhibit D (the “Karuna East Easement Area”), subject and 
subordinate to all liens, leases, easements, servitudes, rights-of-way, prescriptive rights, 
reservations, conveyances and any and all other matters of record or apparent encumbering the 
Karuna East Property.  Karuna West grants to Grantee a perpetual, non-exclusive public access 
easement over a portion of the Karuna West Property, more particularly described and depicted 
in the attached Exhibit E (the “Karuna West Easement Area”), subject and subordinate to all 
liens, leases, easements, servitudes, rights-of-way, prescriptive rights, reservations, conveyances 
and any and all other matters of record or apparent encumbering the Karuna West Property.  
Deco Diner grants to Grantee a perpetual, non-exclusive public access easement over a portion of 
the Deco Diner property more particularly described and depicted in the attached Exhibit F (the 
“Deco Diner Easement Area”), subject and subordinate to all liens, leases, easements, 
servitudes, rights-of-way, prescriptive rights, reservations, conveyances and any and all other 
matters of record or apparent encumbering the Deco Diner Property.  The easements granted by 
Grantors herein are collectively referred to herein as the “Courtyard Easement.”  The Karuna 
East Easement Area, the Karuna West Easement Area and the Deco Diner Easement Area are 
collectively referred to herein as the “Courtyard Easement Area.”   

2. Easement in Gross.  The Courtyard Easement is in gross and runs in favor of
Grantee and Grantee’s permitted assigns. 

3. Use of the Courtyard Easement Area.  The Courtyard Easement Area may be used
by Grantee and the members of the public in general as a public community space.  Nothing shall 
be constructed in the Courtyard Easement Area that would unreasonably interfere with the use 
described herein.  Grantors may use the Courtyard Easement Area for any purpose not 
inconsistent with the easements granted herein. 

4. Duration of Easement.  The Courtyard Easement shall be perpetual in duration
and shall burden the Karuna East Property, the Karuna West Property and the Deco Diner 
Property.  This Agreement shall run with the land as to all of the properties burdened and 
benefited by the easements and covenants herein and any lawful land division thereof.  The 
rights, covenants and obligations contained in this Agreement shall bind, burden and benefit the 
parties, their successors, heirs, assigns, tenants, employees, guests, invitees, licensees, 
contractors, agents, mortgagees and beneficiaries under a deed of trust.  Any reference to a party 
shall apply only so long as a party owns a property, and thereafter such reference shall apply to 
such party's successor or assign.  Any transferee of any party's property shall automatically be 
deemed, by acceptance of title to such property, to have assumed all of the obligations set forth in 
this Agreement relating to such property.  The party shall, when such transfer is consummated, 
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be relieved of all liability that arises thereafter under this Agreement, but such party shall not 
thereby be relieved of liability that arose before such time and which remains unsatisfied. 

5. Maintenance of the Courtyard Easement Area; Taxes.

(a) Maintenance and Repairs.  Grantors shall perform, at their collective sole cost and
expense, all maintenance and repairs consistent with Exhibit G (the “Maintenance
Obligations”) with respect to the Courtyard Easement Area.  Karuna and Karuna West
shall each be responsible for 35% of the costs and expenses incurred in performing the
Maintenance Obligations from time to time (collectively, the “Courtyard Expenses”),
and Deco Diner shall be responsible for the remaining 30% of the Courtyard Expenses.
The Grantors have appointed EcoCommons, LLC, an Oregon limited liability company
(“EcoCommons”), as a maintainer of the Courtyard and shall each contribute their
respective shares of the Courtyard Expenses to EcoCommons.

(b) Enforcement by Grantee.

i. Upon notification by a member of the public of the possible existence of
a nuisance condition (a “Nuisance Situation”) in the Courtyard
Easement Area, Grantee will relay the information about the Nuisance
Situation to Grantors and Metro, a metropolitan service district
organized under the laws of the State of Oregon and the Metro Charter
(“Metro”).

ii. Grantee will compare the Nuisance Situation to the list of property
nuisances described in Portland City Code Chapter 29.20 (the “Nuisance
Code”), as that chapter may be amended from time to time. A copy of
the Nuisance Code that is in effect as of the Effective Date is attached
hereto as Exhibit H for reference only.

iii. If, in Grantee’s reasonable determination, the Nuisance Situation does
not correspond to any of the property nuisances described in the
Nuisance Code, Grantee will determine whether the Nuisance Situation
has resulted in substantial damage to, or removal of, one or more of the
landscape features shown on Exhibit I attached hereto.  If so, the
Nuisance Situation will constitute a landscaping violation hereunder
(each, a “Landscape Violation”).

iv. If, in Grantee’s reasonable determination, the Nuisance Situation does
not correspond to any of the property nuisances described in the
Nuisance Code, and the Nuisance Situation does not constitute a
Landscaping Violation, Grantee will have no further obligation under
this Agreement with regard to addressing or curing the applicable
Nuisance Situation.
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v. If, in Grantee’s reasonable determination, the Nuisance Situation
corresponds to at least one of the property nuisances described in the
Nuisance Code, or the Nuisance Situation constitutes a Landscaping
Violation:

a. Grantee will notify Metro and Grantors of the Nuisance
Situation and request that Grantors investigate and cure the
applicable Nuisance Situation within a certain timeframe, the
reasonableness of which will be determined in good faith by
the Grantee and Grantors.

b. If Grantors all fail adequately to investigate and cure the
Nuisance Situation, Grantee will notify Metro and Grantors
that Grantee intends to cure the Nuisance Situation.  The
notification will include the estimated cost therefor.

c. Following any cure of a Nuisance Situation by Grantee as
contemplated above, Grantee will notify Metro and send an
invoice (the “Invoice”) to Grantors covering Grantee’s
reasonable, actual costs and expenses in performing the cure.
If Grantee cures any Nuisance Situation, Grantee agrees that
the contractors and subcontractors performing such work, if
any, will maintain adequate commercial general liability
insurance in accordance with Grantee’s standard business
practices.  Grantee will make reasonable efforts to coordinate
with Grantors to ensure that the performance of the cure will
occur with no material interference to the operations of
Grantors or the activities of the public within the Courtyard
Easement Area.

d. If, after thirty (30) days following the receipt by Grantors of
an Invoice, Grantors all fail to pay in full Grantee’s
reasonable, actual costs and expenses detailed in the Invoice,
Grantors all expressly agree that Grantee may lien the Karuna
East Property, the Karuna West Property, and the Deco Diner
Property for the full amount of the invoice and will record
liens in the deed records for those properties and in the City
of Portland lien docket.

(c) Real Estate Taxes.  Karuna shall pay when due all real property taxes, assessments
and other charges against the Karuna Easement Area, Karuna West shall pay when due all
real property taxes, assessments and other charges against the Karuna West Easement
Area and Deco Diner shall pay when due all real property taxes, assessments and other
charges against the Deco Diner Easement Area.
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6. Indemnification/Hold-Harmless.  Each party shall indemnify, defend, and hold
harmless the other parties hereunder from and against all claims, liens, causes of action, losses, 
costs, expenses, and liabilities (including reasonable attorney fees) arising from (i) the failure of 
the indemnifying party to observe any obligation hereunder, or (ii) the use of the Courtyard by 
the indemnifying party or its occupants, permittees, invitees, licensees, lessees, or agents.  

7. Insurance.  Grantee shall, during the times it is regularly using the Courtyard, shall
maintain a policy of comprehensive general liability insurance with a combined single limit of at 
least $1,000,000, and aggregate coverage of at least $2,000,000, insuring against any claim or 
cause of action for death, personal injury, or property damage arising on or about the Courtyard 
Easement Area.  Such policies shall name each of the Grantors as additional insured parties, shall 
contain a contractual liability endorsement insuring performance of the respective indemnity 
obligations as set forth in this Agreement and shall contain a provision that coverage shall not be 
canceled or changed without at least thirty (30) days written notice to the named additional 
insured parties.  Upon request, the Grantee shall exchange certificates of insurance evidencing 
the existence of insurance as required by this paragraph.  Notwithstanding the foregoing, if the 
holder of the easement rights granted hereunder is ever a public entity or governmental 
department or agency, such easement may self insure for the coverage described in this Section 7. 

8. Assignment.  The Courtyard Easement cannot be assigned or transferred by
Grantee to any other party except the City of Portland without Grantors’ prior written consent, 
which consent can be delayed, conditioned, or withheld in Grantors’ sole and absolute discretion.    
If the initial Grantee assigns its rights and obligations under this Agreement to the City of 
Portland, the initial Grantee shall thereafter be deemed released from all duties, obligations and 
liabilities arising under this Agreement following the date of such assignment.  Additionally, 
upon assignment of the initial Grantee’s interests hereunder to the City of Portland, all provisions 
of this Agreement, except Section 15, will continue to apply to the Grantors.  Upon such 
assignment, all provisions of this Agreement will continue to apply to the City of Portland except 
Sections 6, 7, 10, 12, and 15 and the City of Portland, subject at all times to the limitations of the 
Oregon Tort Claims Act.  For clarification purposes, upon such assignment by the initial Grantee, 
the initial Grantee shall continue to have the right to use the Courtyard Easement Area as a 
member of the public, as a public community space, but the initial Grantee shall have no duties, 
obligations or liabilities under this Agreement. 

9. Applicable Law.  This Agreement shall be construed in accordance with the laws
of the State of Oregon. 

10. Dispute Resolution.  In the event the parties are unable to agree on whether
maintenance or repair is necessary, the nature and extent of any necessary maintenance or repair, 
the appropriate share of these costs amongst the users, or the person or company that shall 
complete the maintenance or repair, or any other dispute arises under this Agreement, then the 
parties shall submit the matter to a single arbitrator who shall direct any settlement he or she 
deems equitable under the circumstances.  The arbitrator, if not mutually agreed upon by the 
parties, shall be appointed by the presiding judge of the Multnomah County Circuit Court upon 
the request of either party to this Agreement. The decision of the arbitrator shall be final and 
binding, and not subject to appeal.  The decision of the arbitrator may be enforced by any party to 
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this Agreement in any court of competent jurisdiction in Multnomah County, Oregon.  The 
arbitrator, at the arbitrator’s sole discretion, may award the costs of the arbitration, including, 
without limitation, the arbitrator’s fee as well as a party’s attorney’s fees and other costs in 
preparation for and at the arbitration to the prevailing party. 

11. Compliance with Laws.  Grantee shall comply, and shall cause its successors and 
assigns, and their employees, agents and contractors (each a "Grantee Party" and collectively, 
the "Grantee Parties") to comply, with all laws, rules, regulations and requirements applicable 
to the Courtyard. 

12. Environmental Compliance.   Grantee and all Grantee Parties are prohibited from 
managing, using, storing, transporting, generating or disposing of any Hazardous Substance in 
violation of Environmental Laws in the Courtyard.  For purposes of this Agreement, the term 
“Environmental Laws” means any federal, state, local law, statute, ordinance, regulation or 
order and all amendments thereto pertaining to human health, environmental conditions or 
Hazardous Substances applicable to the Courtyard or the adjoining properties of the Grantors. 
For purposes of this Agreement, the term “Hazardous Substance” shall mean any hazardous or 
toxic substances, materials or wastes, or pollutants or contaminants as defined, listed or regulated 
by any Environmental Laws.  In addition to all other indemnities set forth herein, Grantee shall 
pay, reimburse, save, protect, defend, indemnify, and hold harmless Grantor from, for and against 
any and all suits, damages, losses, fines, costs, expenses, or liabilities (including reasonable 
attorney fees) and the reasonable costs of remediating the Courtyard or the adjoining properties 
to the extent required by any agency administering Environmental Laws to the extent the need 
therefor arises out of Grantee’s breach or any breach by any Grantee Parties with respect to this 
Section 12. 

13. No Agency or Partnership.  Nothing in this Agreement shall be construed to create 
any association, agency, joint venture, trust, or partnership covenant, obligation or liability on or 
between the parties. 

14. Construction.  The Parties have been represented by their respective legal counsel 
in connection with negotiation of this Agreement, and accordingly waive the rule of construction 
that this Agreement shall be construed against its drafter.  This Agreement may be modified only 
in writing signed by all parties.  No waiver of any provision of this Agreement shall be effective 
against a party unless expressed in a writing signed by the party against whom the waiver is 
sought to be enforced. 

15. Attorney Fees.  If any suit, action, or arbitration arising out of or related to this 
Agreement is brought by any party, the prevailing party or parties shall be entitled to recover the 
costs and fees (including without limitation reasonable attorney fees) incurred by such party or 
parties in such suit, action or arbitration, including without limitation any post-trial or appellate 
proceeding, or in the collection or enforcement of any judgment or award entered or made in 
such suit or action, and including any proceedings under bankruptcy law. 

16. Recitals and Exhibits.  The Recitals above and all exhibits attached hereto and 
referenced herein are incorporated herein by this reference. 
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17. Grantor’s Representations, Warranties and Covenants.  Grantors represent,
warrant and covenant that (i) Grantors have good and sufficient title to the Courtyard Easement 
Area, (ii) Grantors have lawful authority to convey the Courtyard Easement to Grantee, (iii) the 
grant of the Courtyard Easement hereunder will not result in a violation or breach of any 
agreement, contract, covenant or other arrangement to which Grantors are a party or by which the 
Courtyard Easement is otherwise subject, and (iv) Grantor will pay and perform all liens, 
encumbrances and other matters superior in right to the Courtyard Easement granted hereunder. 

IN WITNESS WHEREOF, the parties have executed this Agreement as of the date set 
forth above. 

GRANTORS: 

KARUNA PROPERTIES II, LLC,  
an Oregon limited liability company  

By:________________________________      Date:_______________ 
Eric Lemelson, Manager 

KARUNA PROPERTIES II WEST, LLC, 
an Oregon limited liability company   

By:________________________________      Date:_______________ 
Eric Lemelson, Manager 

DECO DINER, LLC, an Oregon limited liability 
Company 

By: Date: _______________ 
Name:  
Title: 
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GRANTEE: 

THE CATLIN GABEL SCHOOL, an Oregon  
nonprofit public benefit corporation 

By: Date: __________________ 
Name:  
Title: 

Exhibits: 
Exhibit A – Karuna East Property 
Exhibit B – Karuna West Property  
Exhibit C – Deco Diner Property 
Exhibit D – Karuna East Easement Area 
Exhibit E – Karuna West Easement Area 
Exhibit F – Deco Diner Easement Area 
Exhibit G – Maintenance and Repairs 
Exhibit H – Nuisance Code 
Exhibit I – Landscape Features 

[notary acknowledgements appear on the following pages] 
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STATE OF OREGON ) 
) ss. 

County of  ) 

This instrument was acknowledged before me this _______ day of _________________, 
2016, by _______________________________, ___________________________________, of 
Karuna Properties II, LLC, an Oregon limited liability company, on behalf of the company. 

NOTARY PUBLIC FOR OREGON 
My commission expires: 

STATE OF OREGON ) 
) ss. 

County of  ) 

This instrument was acknowledged before me this _______ day of _________________, 
2016, by _______________________________, ___________________________________, of 
Karuna Properties II West, LLC, an Oregon limited liability company, on behalf of the company. 

NOTARY PUBLIC FOR OREGON 
My commission expires: 

STATE OF OREGON ) 
) ss. 

County of  ) 

This instrument was acknowledged before me this _______ day of _________________, 
2016, by _______________________________, ___________________________________, of 
Deco Diner, LLC, an Oregon limited liability company, on behalf of the company. 

NOTARY PUBLIC FOR OREGON 
My commission expires: 
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STATE OF OREGON ) 
) ss. 

County of  ) 

This instrument was acknowledged before me this _______ day of _________________, 
2016, by _______________________________, ___________________________________, of 
The Catlin Gabel School, an Oregon nonprofit public benefit corporation, on behalf of the 
corporation. 

NOTARY PUBLIC FOR OREGON 
My commission expires: 
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Exhibit A 
Karuna East Property 

 
LOTS 6, 7 AND 8 BLOCK 30, ALBINA HOMESTEAD, IN THE CITY OF PORTLAND, 
COUNTY OF MULTNOMAH AND STATE OF OREGON 
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Exhibit B 
Karuna West Property 

LOTS 9 AND 10 BLOCK 30, ALBINA HOMESTEAD, IN THE CITY OF PORTLAND, 
COUNTY OF MULTNOMAH AND STATE OF OREGON 
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Exhibit C 
Deco Diner Property 

LOTS 11 AND 12 BLOCK 30, ALBINA HOMESTEAD, IN THE CITY OF PORTLAND, 
COUNTY OF MULTNOMAH AND STATE OF OREGON 
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Exhibit D 
Karuna East Easement Area 

[map follows on the next page] 
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Exhibit E 
Karuna West Easement Area 

[map follows on the next page] 
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Exhibit F 
Deco Diner Easement Area 

 
 

 
 

[map follows on the next page] 
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Exhibit G 

Maintenance and Repairs 

Landscape Maintenance Guidelines 

Landscape Maintenance shall include care and maintenance of all plant materials, landscape areas, and 
clean-up of areas surrounding landscape areas which are littered by landscape related debris and 
materials in the One North Courtyard and the surrounding sidewalk plantings. Maintenance, repair, 
adjustment, activation and deactivation of the irrigation systems is also part of this work. 

The Landscape Maintenance will also include efforts to maintain the integrity of the courtyard landscape 
design, including: 

• Plants chosen to provide flowers from March through October.
• Selected plants with flowers of different heights to attract different pollinator species and provide

pollen and nectar throughout the seasons.
• Plants located in groups, to be more attractive to pollinators and increase pollinator efficiency.
• Incorporated different canopy layers in the landscape by planting trees, shrubs, and different

sized perennial plants.
• Planted a diversity of plants to support a variety of pollinators.
• Large stones used in the landscape for butterflies to bask in the sun.
• Long tubular flowers used to attract hummingbirds.
• Bright white, yellow, or blue/violet colored flowers used to attract bees.

Client committed to integrated pest management practices. 

Landscape Maintenance Work includes, but is not limited to the following: 

a. Weed control and eradication in all planting areas.
b. Watering.
c. Fertilization utilizing organic fertilization methods approved by Owner if required.
d. Pruning.
e. Edging and trimming.
f. Trash and debris pick up in planting areas.
g. Pick up of leaves, grass and clippings and trimmings from all landscape areas.
h. Clean up of mulch, soil, and other landscape related debris off of all paved areas.
i. All operations necessary to maintain the irrigation system in full operational capacity properly

adjusted and repaired.
j. Deactivation and draining of irrigation systems at the end of the irrigation season.
k. Activation, filling, checking and adjusting the irrigation system at the beginning of the irrigation

season.
l. Repairing and flushing work on the irrigation system as needed.
m. Periodic site inspections with the Owner’s Representative, which relate to landscape and

irrigation improvements and areas impacted by such.
n. Mulching, maintenance and replenishment of bark mulch areas.
o. Hand watering as needed.
p. Plant material replacement as needed.
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Exhibit H 

 
Nuisance Code 

 

Chapter 29.20 Property Nuisances 
 

29.20.010 Outdoor Maintenance Requirements. 
(Amended by Ordinance Nos. 176381, 180330, 183534, 184522, 185448 and 186053, effective 
January 1, 2015.) It is the responsibility of the owner of any property, improved or unimproved, 
to maintain the outdoor areas of the property and adjacent rights of way in a manner that 
complies with the following requirements: 

A. Holes, tanks, and child traps. Remove, or fill where filling will abate the nuisance, all holes, 
cisterns, open cesspools, open or unsanitary septic tanks, excavations, open foundations, 
refrigerators, freezers, or iceboxes with unlocked attached doors and any other similar substance, 
material or condition which may endanger neighboring property or the health or safety of the 
public or the occupants of the property. 

B. Unsecured structures. Board over or otherwise secure, and keep boarded over or otherwise 
secured, all open or broken exterior doors, windows, or apertures of any structure so as to prevent 
access by unauthorized persons through such openings. 

C. Rat harborage. Remove or repair, and keep removed or repaired, any condition that provides 
a place where rats gain shelter, feed, or breed. 

D. Emergency access routes. Remove and keep removed all brush, vines, overgrowth and other 
vegetation located within 10 feet of a structure or within 10 feet of a property line which is likely 
to obstruct or impede the necessary passage of fire or other emergency personnel. 

E. Thickets that conceal hazards. Cut and remove and keep cut and removed all blackberry 
vines and other thickets when such growth is found to be: 

1. Concealing trash and debris; or 

2. Creating rat harborage; or 

3. Creating harborage for people involved in criminal activity or for products used for criminal 
activity. 

F. Overgrown lawn areas. Cut and remove and keep cut and removed all weeds and grass that 
are located in lawn areas and have a prevailing height of more than 10 inches. 

187763



22 
PDX\105577\153695\GDF\15825046.10

G. Nuisance Plants. Eradication, as defined in 29.10.020 V., is required of all plants identified
on the Nuisance Plants List. The Director shall adopt administrative rules detailing
implementation and enforcement of this provision.

H. Trash and debris. Remove, and keep removed, unless specifically authorized by ordinance to
do otherwise:

1. All garbage, offal, dead animals, animal and human waste, and waste materials (All garbage
shall be stored as specified in Section 29.30.140);

2. Accumulations of litter, glass, scrap materials (such as wood, metal, paper, and plastics), junk,
combustible materials, stagnant water, or trash;

3. All dead bushes, dead trees, and stumps with the exception of such material which:

a. Is being maintained as part of a naturescaped property;

b. Does not result in a nuisance as otherwise defined in this chapter; and

c. Is located on a property which is otherwise substantially in compliance with this chapter;

4. All trees which are dead, dying or dangerous and are determined by the City Forester or a
private certified arborist to require removal in order to safeguard people or property per the
provisions in Title 11;

5. Accumulations of dead organic matter and yard debris, with the exception of small
accumulations of such material in a maintained compost area on the property and only if such
material does not result in a nuisance, such as creating rat harborage, as otherwise defined in this
chapter; and

6. Accumulations of clothing and any other items not designed for outdoor storage.

I. Storage of non-trash items. Remove, and keep removed, unless specifically authorized by
ordinance to do otherwise:

1. Accumulations of wood pallets.

2. Any woody debris from Elm trees and all firewood that is not stacked and useable. “Useable”
firewood has more wood than rot and is cut to lengths that will fit an approved fireplace or wood
stove on the property. Elmwood which is infected with Dutch Elm Disease must be properly
disposed of at the direction of the City Forester, per the provisions in Title 11, Trees.

3. Accumulations of vehicle parts or tires.

4. All construction materials, except those that are stored in a manner to protect their utility and
prevent deterioration and are reasonably expected to be used at the site.

5. All appliances or appliance parts except for storage of appliances that are reasonably expected
to be used at the site and are stored in a manner to protect their utility and prevent deterioration.
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6. All indoor furniture except that which is stored in a manner to protect its utility and prevent
deterioration and is reasonably expected to be used at the property.

7. All recycling materials except for reasonable accumulations (amounts consistent with a policy
of regular removal) that are stored in a well-maintained manner.

8. All other non-trash items which:

a. Are of a type or quantity inconsistent with normal and usual use; or

b. Are likely to obstruct or impede the necessary passage of fire or other emergency personnel.

J. Disabled vehicles. Neither store nor permit the storing of a disabled vehicle for more than 7
days unless the vehicle is enclosed within a legally permitted building or unless it is stored by a
licensed business enterprise dealing in junked vehicles lawfully conducted within the City.
Removal and disposition of such disabled vehicles shall be in accordance with the provisions of
Section 16.30.320, 16.30.340, 16.30.350 and 16.30.500 of the Code to the extent that such
provisions are applicable.

K. Obstructions to sidewalks, streets, and other rights of way. Keep the adjacent rights of
way free of anything that obstructs or interferes with the normal flow of pedestrian or vehicular
traffic, unless specifically authorized by permit or ordinance to do otherwise. This responsibility
includes, but is not limited to, removal of earth, rock, and other debris, as well as projecting or
overhanging bushes and limbs that may obstruct or render unsafe the passage of persons or
vehicles. This responsibility also includes, but is not limited to, the obligation to maintain all
rights of way referenced in this subsection to meet the following minimum clearances:

1. Sidewalks. All sidewalks must be clear of obstructions by earth, rock, or vegetation from edge
to edge and to an elevation of 7-1/2 feet above sidewalk level. For example, bushes that encroach
on or over any part of a sidewalk area must be cut back or removed and limbs of trees that project
over the sidewalk area at an elevation of less than 7 1/2 feet above the sidewalk level must be
removed. Pruning Street Trees and tree removal is subject to the requirements of Title 11, Trees.

2. Improved streets. On any improved street designated as a Regional Trafficway, Major City
Traffic Street, District Collector, or a one-way street where parking has been prohibited, branches
must be trimmed to a height of 14 feet above the crown of the street. Moreover any other
improved streets must be clear of obstructions to vehicle movement and parking from edge to
edge and to an elevation of 11 feet above street level. For example, bushes that encroach on or
over any part of a street must be cut back or removed; limbs of trees that project over a street at
an elevation of less than 11 feet above street level must be removed; and no wires or other things
shall be maintained over the street level at any elevation less than 11 feet. Pruning Street Trees
and tree removal is subject to the requirements of Title 11, Trees.

3. Alleys and unimproved rights of way. All alleys, unimproved streets, and other public rights
of way must be clear of obstructions that may hinder the normal flow of traffic or render the right
of way unsafe for its current and necessary use.
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29.20.020 Other Endangering Conditions. 
(Amended by Ordinance Nos. 176381 and 183397, effective January 8, 2010.) It is the 
responsibility of the owner of any property, improved or unimproved, to remove or repair: 

A. Any damage to or failure of an on-site sewage disposal system, private or common private 
sewer lines, or rain drain system, and 

B. Any other substance, material or condition that is determined by the Director to endanger 
neighboring property, the health or safety of the public, or the occupants of the property. 

 

29.20.030 Nuisance Defined, Summary Abatement 
Authorized. 
(Amended by Ordinance No. 180330, effective August 18, 2006.) All conditions in violation of 
Sections 29.20.010 and 29.20.020 of this Title shall constitute a nuisance. Any person whose 
duty it is to correct such conditions and who fails to do so shall be subject to charges according to 
the Fee Schedule approved by the City Council. In cases where the Director determines that it is 
necessary to take immediate action in order to meet the purposes of this Title, summary 
abatement of such nuisances is authorized. 
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Exhibit I 

Landscape Features 

Please see documents L.6, L.10 and L.11 on the following three pages. 

GSB:7694812.2 [36433.00800]

187763



DESIGN
REVIEW

12.19.2013

H
olst Architecture

K
A

R
U

N
A II

LU NO. 00-000000

Sheet:

Title:

©
 2013 H

O
LS

T A
R

C
H

ITE
C

TU
R

E
 pc

MATERIALS 
PLAN

LA
N

G
O

 H
A

N
SEN

 
LA

N
D

SC
A

PE A
R

C
H

ITEC
TS

L.6

06.05.2014 REVISED

Exhibit I
Landscape Features

187763] 

PA 

PA 

PA 

El 

El 

EXISTING RADIATOR BUILDING 

El El 

I 
METAL/CONCRETE EDGER'------1-----

BETWEEN PAVING SYSTEMS 

El 

r ------------------
1 BUILDING OVERHANG, TYP SEE ARCH --------...1--- PA 

El 

El 

WOOD SCREEN ----,f5Z--f--t======:::j~------i bd 
FOR TRANSFORMER, SEE ARCH ~ ; ····· ;····· , ·····; 

'. \ /\ / 
'•,,, ..... ___ .,,, ..... ___ .,.,, 

SLOT DRAIN 

BOULDER, WITH (2) HOLES 
DRILLED THROUGH FOR VIEWS 
INTO THE COURTYARD, TYP 

I 

3 

BEDROCK BOULDER AND (3) ________ 4-.,__,_ __ --t--~ 

·---------------0 
PA 

PA 

STEPPING STONES L...._----'"""''-=c.._--~ 

WEATHERED STEEL 4 
BAND WITH LASERCUT 1--=c......\----------------~ 

QUOTATIONS, TYP 

· .. 

' I 
I 

BUILDING OVERHANG, TYP SEE ARCH -------------------------t-~ 

BIKE RACK, TYP 

KARUNA 11 WEST BUILDING 
SIGN, REFERENCE 

D PA 

@ 

IIL---------------------------- RETAINING WALL, SEE CIVIL 

METAL/CONCRETE EDGER 
----------------------- BETWEEN PAVING SYSTEMS 

--------------------- BUILDING OVERHANG, TYP SEE ARCH 

-------
~ 

------------SEE CIVIL FOR PARKING LOT 
STRIPING AND SIGNAGE 

----------ORNAMENTAL CATCH BASIN 

[] 

[] 

CJ 

GRATE, TYP 

----CONCRETE CURB, SEE 
CIVIL 

_ _,_~2 __, CONC UNIT PAVERS, 
TYPE 2 ------------~ 

1-----'"d------ BIKE RACK, TYP 

~-1--------1--------- BOULDER, WITH (2) HOLES 
DRILLED THROUGH FOR VIEWS 
INTO THE COURTYARD, TYP 

,,._....p....,_--,,q... ______ MANHOLE COVER, SEE CIVIL, TYP 

~=c::=:::::;;;il..----J-___:Cl------- BENCH, TYPE 2, TYP 

~--.,__--1+--------t--'4--! WEATHERED STEEL BAND WITH 
LASERCUT QUOTATIONS, TYP 

1-~+--------4-------- TRASH RECEPTACLE, TYP 
"-.,.=--.~-+-+-------+------ LIGHT COLUMN PEDESTRIAN LIGHT, TYP 

r ---"""i'.'.:="'.':i:~-H=l---+-------+----- VERTICALLY SLICED BOULDERS, TYP 
/ -..-cc:'----------1-H---+--+---------t------ BENCH, TYPE 1, TYP 

-----!------ BOLLARD LIGHT, TYP 

I ~====c====:t&t:====~------ CONCRETE STAIR WITH 
16..----..i PA HANDRAIL, TYP 

~ 
I ----------~ I" ----------, 

\ 
\ 
\ 

\ 
\ 

\ 
\ 

\ 
\ 

\ 
\ 

\ 
\ 

\ 
\ 

T 

CAST-IN-PLACE CONC 
PAVING, TYP, SEE CIVIL 

BIKE RACK, TYP 

KARUNA 11 EAST BUILDING 

PA T PA 

w 
~ 
(/1 
:::; 
<( 

:3 
~ 
z 

-.. 



DESIGN
REVIEW

12.19.2013

H
olst Architecture

K
A

R
U

N
A II

LU NO. 00-000000

Sheet:

Title:

©
 2013 H

O
LS

T A
R

C
H

ITE
C

TU
R

E
 pc

L.10

PLANTING
PLAN

SCALE: 1” = 20’ - 0” 0 10 20 40

LA
N

G
O

 H
A

N
SEN

 
LA

N
D

SC
A

PE A
R

C
H

ITEC
TS

06.05.2014 REVISED

187763
I i 

I ,_~,~ 
I 

~~~ 

I H--,--J-------j- , 
/ ~ LJ 

/ I ,~ 
I 

,,v I 
I 

'-------+-+- I He 
1-+-+-,'H 

1----+--+- I 
I ~ 

(11=~~~ 
1~ 1 I, 

, JV I 
-. I 

I 

L 

' I 
I 
I 
I 
I 
I 
ID D D 

~ rv1 rv1 

EXISTING 
RADIATOR BUILDING 

I 
I 

D D D 

.,r~ i~ q/ ~ _,_ 
1' ,..,..,..,.. ~ 

I f;- /':_ ' ~ "'-'Y"'-.c'"" '-' v'I, ~ :f.. 
rY " 

- '. {J)j('{Y xr .. '~ ,, ~ b 

L ___ _ 

I 
I 

I 
I 

KARUNA 11 WEST BUILDING 
I 

~ 
I 

~ I 

-~ 111\ Ji _ I 

- L2 SCREENING PLANTING 

-- \ ~ ~ 
" ~ \YI\ ~ O r X I l I y l "' " YI \I ! Y X J J J y y \Y y y X • ., ~ - ~ cc 

~ II II II ( >is 
:/ ~ ~ 
\ 

~ 
-\ -

ct)~=-~~·-~-~,1~~~~~=-~§7~=~~:·~~-~.,~:~I~=::::::::::::~n~~~µ~~I/ 
Ci~~ ~~~ ~~ ~~~~~~ ~~ ~~ ~ ~~ :: 
~~~~~~~~~~~~~~~~~~~~~ ~~ 
~~~~~~~~~~~~~~~~~ 

,I- I// _, --
ii"" '/ I II I I I I El I I 

Ir/ 

/, . 

/ 
~l;II ""/ 

I I-+--+--+--

{_ 

l 

~1\l,IJ ,., I 

lil~'!= ·- I 

\
:i;cj V1." \ M~U ,;.;,;.,,;m ' 

l] - ' ,, ( ' '\ I 

:¥1 ~ 
~ A , ouw j v,' 
'1 ,,..,, ,,. " ' ,44'~ ~ 

~-;,: W'i' '"',25''m ) /;r 1: £ n1c;;c ,hl::I 'i'i' ~I 

~l-+-+-t-t-11 

D /vii 
\ . ' 

'\1'.. I · .. 
( 

I 
I c\ 

I \ 

I , KARUNA II EAST BUILDING 
I \ 
1; 



DESIGN
REVIEW

12.19.2013

H
ol

st
 A

rc
hi

te
ct

ur
e

K
A

R
U

N
A 

II

LU NO. 00-000000

Sheet:

Title:

©
 2

01
3 

H
O

LS
T 

A
R

C
H

IT
E

C
TU

R
E

 p
c

L.11

LA
N

G
O

 H
A

N
SE

N
 

LA
N

D
SC

A
PE

 A
R

C
H

IT
EC

TS

06.05.2014 REVISED

187763

PLANT SCHEDULE 
Symbol Botanical Nome Common Name 

TREES 

0 Acer griseum Poperbark Maple 

0 Amelanchier x grondiflora 'Autumn Brilliance' Autumn Brilliance Serviceberry 

0 
Betulo nigra 'Heritage' Oo Heritage River Birch 

0 Corpinus betulus 'Franz Fontaine' Franz Fontaine European Hornbeam 

Cornus controverso Giant Dogwood 

J 
0 Pistacio chinensis Chinese Pistoche 

SHRUBS 

(J2) Arctostophylos columbiono 'Oregon Hybrid' Oregon Hybrid Hairy Manzanita 

@ Cornus alba 'Elegontissimo ' Variegated Red Twig Dogwood 

Qs) Physocorpus opulifolius 'Dort' s Gold' Dart's Gold Ninebork 

@ Voccinium ovotum Evergreen Huckleberry 

ORNAMENTAL GRASSES 

e Nassella tenuissima Mexican Feather Grass 

CD Seslerio outumnolis Autumn Moor Gross 

FERNS 

Ell Cyrtomium for\unei Fortune's Holly Fern 

0 Polystichum munitum Sword Fern 

GROUNDCOVER AND PERENNIALS 

I;::,_;::::::::: tJ: :; : I Fragario vesco Wood Strawberry 

<f,l Mohonio repens Creeping Mahonia 

0 Liriope muscari Lilyturf 

62> Liriope muscori 'Monroe's White' White Lilyturf 

~~ 70% Sedum rupestre 'Angelino' 
30% Achilleo millefolium 

Angelino Stonecrop 
r~;;..,~M YnrrM, 

~ Smilacino rocemosa Folse Solomon's Seol 

i;,, f/,, f/,, <) ! ; ? ; jl;1 l;1 ;;,, ;;,, I;~ T ellimo grondiflora Fringecup 

VINES 

,. Akebio quinoto Chocolate Vine 

BULBS 

100 Aquilegio formoso Western Columbine 

200 Fritillorio a/finis Checker Lily 

100 Iris douglosiono Douglas Iris 

150 Lupinus orgenteus Silverstem Lupine 

Size/Condition/Spacing 

2" CAL/B&B/ AS SHOWN 

15'HT/MULTI-TRUNK/B&B/AS SHOWN 

20'HT/MULTI-TRUNK/B&B/AS SHOWN 

3" CAL/B&B/ AS SHOWN 

5" CAL/B&B/ AS SHOWN 

3" CAL/B&B/ AS SHOWN 

#7 /CONT/36"0.C. 

#7 /CONT/36"0.C. 

#7 /CONT/36"0.C. 

#7 /CONT/24 "O.C. 

#5/CONT/ 18"0.C. 

#5/CONT/12"0.C. 

#3/CONT/ 18"0.C. 

#3/CONT/24"0.C. 

#1/CONT/9"0.C. 

# 1 /CONT/ 12"0.C. 

#2/CONT/18"0.C. 

#2/CONT/18"0.C. 

#1/CONT/9"0.C. 

#2/CONT/ 12"0.C. 

#2/CONT /12"0.C. 

#2/CONT / AS SHOWN 

BULB/ AS DIRECTED BY LA 

BULB/ AS DIRECTED BY LA 

BULB/ AS DIRECTED BY LA 

BULB/AS DIRECTED BY LA 

LEGEND PLANTING NOTES 

- - - - PROPERTY LINE/RIGHT-OF-WAY 

CONCRETE CURB, SEE CIVIL 

li:i]:Ji::Ji:i]:Ji:i:i:i:i:i:i:I CONCRETE UNIT PAVERS 

1 111111 1 CAST-IN-PLACE CONCRETE PAVING 

ROOT BARRIER 

i!l CATCH BASIN 

-$- LIGHT COLUMN BOLLARD 

@ LIGHT COLUMN PEDESTRIAN LIGHT 

~ BENCH, TYPE 1 

~ BENCH, TYPE 2 

00 BOULDERS, STEPPING STONES 

BIKE RACK 

HANDRAIL 8 EXISTING TREE TO REW._ 

ABBREVIATIONS 

B&B 
CAL 
CONT 
DIA 
EQ 
HT 
MIN 
MAX 
o.c. 
SIM 
SPECS 
TYP 

BALLED & BURLAPPED 
CALIPER 
CONTAINER 
DIAMETER 
EQUAL 
HEIGHT 
MINIMUM 
MAXIMUM 
ON CENTER 
SIMILAR 
SPECIFICATIONS 
TYPICAL 

1. THIS PLAN IS BASED ON A SURVEY BY KPFF 
CONSULTING ENGINEERS, DATED MARCH 1, 2013. 
NOTIFY OWNER'S REPRESENTATIVE OF ANY 
DISCREPANCIES IDENTIFIED ON SITE RELATED TO 
SURVEY INFORMATION PRIOR TO INSTALLATION. 

2. PROTECT EXISTING VEGETATION TO REMAIN; SEE 
SPECIFICATION SECTION 01565 FOR FENCING AND 
OTHER REQUIREMENTS. 

3. ALL PLANT MATERIAL SHALL BE NURSERY GROWN, 
WELL ROOTED, AND WELL BRANCHED. ALL TREES 
MUST BE FREE OF INSECTS, DISEASES, MECHANICAL 
INJURY, AND OTHER OBJECTIONABLE FEATURES WHEN 
PLANTED. ALL PLANT MATERIAL SHALL CONFORM TO 
"AMERICAN STOCK STANDARDS" LATEST EDITION. 

4. TREES TO BE HAND SELECTED BY LANDSCAPE 
ARCHITECT. 

5. ALL PLANT MATERIAL TO BE APPROVED BY OWNER'S 
REPRESENTATIVE PRIOR TO INSTALLATION. 

6. ALL PLANTING AREAS ARE TO BE IRRIGATED WITH A 
PERMANENT AUTOMATIC IRRIGATION SYSTEM. 

7. ALL L2 SCREENING AND STREET TREES MUST HAVE 
6' CLEAR HEIGHT TO LOWEST BRANCHES. 

8. ALL STREET TREES SHALL HAVE ROOT BARRIERS. 

CODE REQUIREMENTS 

EX DEVELOPMENT STANDARDS 

o PROVIDED L2 SCREENING FOR THE EXPOSED PARKING 
AT PROPERTY LINE 

o SITE AREA = 46,650 SF 
NO MINIMUM REQUIRED LANDSCAPE AREA 
PROVIDED PLANTED AREA = 3,665 SF 
PROVIDED UNCOVERED PLAZA AREA = 11,043 SF 


	Ex 2 Courtyard Easement Agreement (7694812 v 2)4-22-16
	1. UGrant of EasementU.  Karuna grants to Grantee a perpetual, non-exclusive public access easement over a portion of the Karuna East Property more particularly described and depicted in the attached UExhibit DU (the “Karuna East Easement Area”), subj...
	2. UEasement in GrossU.  The Courtyard Easement is in gross and runs in favor of Grantee and Grantee’s permitted assigns.
	3. UUse of the Courtyard Easement AreaU.  The Courtyard Easement Area may be used by Grantee and the members of the public in general as a public community space.  Nothing shall be constructed in the Courtyard Easement Area that would unreasonably int...
	4. UDuration of EasementU.  The Courtyard Easement shall be perpetual in duration and shall burden the Karuna East Property, the Karuna West Property and the Deco Diner Property.  This Agreement shall run with the land as to all of the properties burd...
	5. UMaintenance of the Courtyard Easement Area; TaxesU.
	(a) Maintenance and Repairs.  Grantors shall perform, at their collective sole cost and expense, all maintenance and repairs consistent with Exhibit G (the “Maintenance Obligations”) with respect to the Courtyard Easement Area.  Karuna and Karuna West...
	(b) Enforcement by Grantee.
	(c) Real Estate Taxes.  Karuna shall pay when due all real property taxes, assessments and other charges against the Karuna Easement Area, Karuna West shall pay when due all real property taxes, assessments and other charges against the Karuna West Ea...

	6. UIndemnification/Hold-HarmlessU.  Each party shall indemnify, defend, and hold harmless the other parties hereunder from and against all claims, liens, causes of action, losses, costs, expenses, and liabilities (including reasonable attorney fees) ...
	7. UInsuranceU.  Grantee shall, during the times it is regularly using the Courtyard, shall maintain a policy of comprehensive general liability insurance with a combined single limit of at least $1,000,000, and aggregate coverage of at least $2,000,0...
	8. UAssignmentU.  The Courtyard Easement cannot be assigned or transferred by Grantee to any other party except the City of Portland without Grantors’ prior written consent, which consent can be delayed, conditioned, or withheld in Grantors’ sole and ...
	9. UApplicable LawU.  This Agreement shall be construed in accordance with the laws of the State of Oregon.
	10. UDispute ResolutionU.  In the event the parties are unable to agree on whether maintenance or repair is necessary, the nature and extent of any necessary maintenance or repair, the appropriate share of these costs amongst the users, or the person ...
	11. UCompliance with LawsU.  Grantee shall comply, and shall cause its successors and assigns, and their employees, agents and contractors (each a "Grantee Party" and collectively, the "Grantee Parties") to comply, with all laws, rules, regulations an...
	12. UEnvironmental ComplianceU.   Grantee and all Grantee Parties are prohibited from managing, using, storing, transporting, generating or disposing of any Hazardous Substance in violation of Environmental Laws in the Courtyard.  For purposes of this...
	13. UNo Agency or PartnershipU.  Nothing in this Agreement shall be construed to create any association, agency, joint venture, trust, or partnership covenant, obligation or liability on or between the parties.
	14. UConstructionU.  The Parties have been represented by their respective legal counsel in connection with negotiation of this Agreement, and accordingly waive the rule of construction that this Agreement shall be construed against its drafter.  This...
	15. UAttorney FeesU.  If any suit, action, or arbitration arising out of or related to this Agreement is brought by any party, the prevailing party or parties shall be entitled to recover the costs and fees (including without limitation reasonable att...
	16. URecitals and ExhibitsU.  The Recitals above and all exhibits attached hereto and referenced herein are incorporated herein by this reference.
	17. UGrantor’s Representations, Warranties and CovenantsU.  Grantors represent, warrant and covenant that (i) Grantors have good and sufficient title to the Courtyard Easement Area, (ii) Grantors have lawful authority to convey the Courtyard Easement ...
	IN WITNESS WHEREOF, the parties have executed this Agreement as of the date set forth above.
	GRANTORS:

	DECO DINER, LLC, an Oregon limited liability
	Company
	GRANTEE:
	THE CATLIN GABEL SCHOOL, an Oregon
	nonprofit public benefit corporation
	Exhibits:
	Exhibit A – Karuna East Property
	Exhibit B – Karuna West Property
	Exhibit C – Deco Diner Property
	Exhibit D – Karuna East Easement Area
	Exhibit E – Karuna West Easement Area
	Exhibit F – Deco Diner Easement Area
	Exhibit G – Maintenance and Repairs
	Exhibit H – Nuisance Code
	Exhibit I – Landscape Features
	[notary acknowledgements appear on the following pages]
	Exhibit A
	Karuna East Property
	Exhibit B
	Karuna West Property
	Exhibit C
	Deco Diner Property
	Exhibit D
	Karuna East Easement Area
	[map follows on the next page]
	Exhibit E
	Karuna West Easement Area
	[map follows on the next page]
	Exhibit F
	Deco Diner Easement Area
	[map follows on the next page]
	Exhibit G
	Maintenance and Repairs
	Landscape Maintenance Guidelines
	Landscape Maintenance shall include care and maintenance of all plant materials, landscape areas, and clean-up of areas surrounding landscape areas which are littered by landscape related debris and materials in the One North Courtyard and the surroun...
	The Landscape Maintenance will also include efforts to maintain the integrity of the courtyard landscape design, including:
	 Plants chosen to provide flowers from March through October.
	 Selected plants with flowers of different heights to attract different pollinator species and provide pollen and nectar throughout the seasons.
	 Plants located in groups, to be more attractive to pollinators and increase pollinator efficiency.
	 Incorporated different canopy layers in the landscape by planting trees, shrubs, and different sized perennial plants.
	 Planted a diversity of plants to support a variety of pollinators.
	 Large stones used in the landscape for butterflies to bask in the sun.
	 Long tubular flowers used to attract hummingbirds.
	 Bright white, yellow, or blue/violet colored flowers used to attract bees.
	Client committed to integrated pest management practices.
	Landscape Maintenance Work includes, but is not limited to the following:
	a. Weed control and eradication in all planting areas.
	b. Watering.
	c. Fertilization utilizing organic fertilization methods approved by Owner if required.
	d. Pruning.
	e. Edging and trimming.
	f. Trash and debris pick up in planting areas.
	g. Pick up of leaves, grass and clippings and trimmings from all landscape areas.
	h. Clean up of mulch, soil, and other landscape related debris off of all paved areas.
	i. All operations necessary to maintain the irrigation system in full operational capacity properly adjusted and repaired.
	j. Deactivation and draining of irrigation systems at the end of the irrigation season.
	k. Activation, filling, checking and adjusting the irrigation system at the beginning of the irrigation season.
	l. Repairing and flushing work on the irrigation system as needed.
	m. Periodic site inspections with the Owner’s Representative, which relate to landscape and irrigation improvements and areas impacted by such.
	n. Mulching, maintenance and replenishment of bark mulch areas.
	o. Hand watering as needed.
	p. Plant material replacement as needed.
	Exhibit H
	Nuisance Code

	Chapter 29.20 Property Nuisances
	29.20.010 Outdoor Maintenance Requirements.
	29.20.020 Other Endangering Conditions.
	29.20.030 Nuisance Defined, Summary Abatement Authorized.
	Exhibit I
	Landscape Features
	Please see documents L.6, L.10 and L.11 on the following three pages.
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