HACSH W-2.a.

MEMORANDUM -
AGENDA DATE: February 25, 2009
DATE: February 11, 2009
TO: HACSA Board of Commissioners
PRESENTED BY: James R. McCoy Development Director

Chris Todis, Executive Director
Housing and Community Services Agency of Lane County (HACSA)

AGENDA ITEM TITLE: ORDER/In the Matter of Entering into a Loan Agreement with Network
for Oregon Affordable Housing (“NOAH”") for Permanent Financing of
the Turtle Creek Apartments Affordable Housing Development in
Eugene.

L. PROPOSED MOTION:

IT IS HEREBY MOVED:

(1) THAT THE HOUSING AND COMMUNITY SERVICES AGENCY, AS GENERAL
PARTNER OF AND ON BEHALF OF THE TURTLE CREEK LIMITED PARTNERSHIP, AN OREGON
LIMITED PARTNERSHIP (THE "PARTNERSHIP"), IS AUTHORIZED TO BORROW MONEY FROM THE
NETWORK FOR OREGON AFFORDABLE HOUSING (“NOAH”") AT ITS OFFICE AT 1020 S. W.
TAYLOR STREET, SUITE 585, PORTLAND, OREGON 97205 FOR THE PURPOSE OF OBTAINING
PERMANENT FINANCING FOR THE PARTNERSHIP'S 27-UNIT MULTI-FFAMILY HOUSING
DEVELOPMENT IN THE CITY OF EUGENE, LANE COUNTY, OREGON, KNOWN AS THE TURTLE
CREEK APARTMENTS AFFORDABLE HOUSING DEVELOPMENT, AND THAT THE ENTIRE AMOUNT
OF BORROWING OR CREDIT UNDER THIS RESOLUTION SHALL NOT EXCEED $332,841 IN
ORIGINAL PRINCIPAL AMOUNT (THE "PERMANENT LOAN");

(2) THAT, WITHIN THE AGGREGATE DOLLAR AMOUNT SET FORTH IN THIS
BOARD ORDER, THE EXECUTIVE DIRECTOR OR THE DEPUTY DIRECTOR IS AUTHORIZED AND
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EMPOWERED , IN THE NAME OF THE HOUSING AND COMMUNITY SERVICES AGENCY AS
GENERAL PARTNER OF AND ON BEHALF OF THE TURTLE CREEK APARTMENTS LIMITED
PARTNERSHIP TO EXECUTE AND DELIVER SUCH LOAN AGREEMENTS, PROMISSORY NOTES,
MORTGAGES, DEEDS OF TRUST, ASSIGNMENTS, SECURITY AGREEMENTS, FINANCING
STATEMENTS, CERTIFICATES OF EVERY KIND, ESCROW INSTRUCTIONS, INDEMNITY
AGREEMENTS, GUARANTEES, AND OTHER SUCH DOCUMENTS, INSTRUMENTS, AND
AGREEMENTS (IN A FORM SUBSTANTIALLY SIMILAR TO THE DOCUMENTS PROVIDED IN
ATTACHMENT 1 AND HEREBY INCORPORATED BY THIS REFERENCE) OF EVERY NATURE OR KIND
WHATSOEVER AS ARE REQUIRED BY NOAH OR ARE NECESSARY, CONVENIENT, OR
APPROPRIATE, TO CONSUMMATE THE PERMANENT LOAN;

(3) THAT THE PERSONS DESIGNATED ABOVE ARE AUTHORIZED AND
EMPOWERED TO TAKE ANY ADDITIONAL ACTION THAT THEY DEEM NECESSARY AND
APPROPRIATE TO CARRY OUT THE INTENT OF THIS BOARD ORDER;

4) THAT THE EXECUTIVE DIRECTOR OR DEPUTY DIRECTOR IS AUTHORIZED
TO AND DIRECTED TO DELIVER TO NOAH AND NOAH'S TITLE INSURER A COPY OF THIS BOARD
ORDER, PROPERLY CERTIFIED BY HIM OR HER, IN EVIDENCE OF THE AUTHORITY TO BORROW
MONEY AND TO EXECUTE AND DELIVER THE INSTRUMENTS SPECIFIED ABOVE, AS PROVIDED

ABOVE.
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ISSUE:

Board approval is necessary to obtain permanent financing from the Network for Oregon
Affordable Housing (“NOAH”) for the Turtle Creek Affordable Housing Development, a 27-unit
development in Eugene.

DISCUSSION:

A.

Background

In 1989, the Lane County Task Force on Homelessness and Affordable Housing
recommended the formation of the Intergovernmental Housing Policy Board to
coordinate local efforts in creating affordable housing. Since that time, HACSA has
worked within this intergovernmental framework to create almost 700 units of housing,
including 10 “tax credit” projects — Richardson Bridge (1992), Willakenzie Townhouses
(1995), Walnut Park Duplexes (1996), Laurel Gardens Apartments (1997), Jacob’s Lane
(1999), Sheldon Village | & 11 (2003), Munsel Park (2004), New Winds (2008) and Turtle
Creek Apartments (2008).

In 2004, the Intergovernmental Housing Policy Board and the City of Eugene selected
HACSA as the developer of choice for a parcel located adjacent to HACSA's existing
Walnut Park Duplex project. Following this recommendation, the City of Eugene agreed
to provide the site and HOME and other funds to assist in its development as affordable
housing. Subsequently in 2007, HACSA applied for and received low-income housing
tax credits and other subsidies from the Oregon Housing and Community Services
Department to make the project feasible for low-income residents of Lane County.

Construction and lease up of Turtle Creek Apartments was completed in 2008. The next
and final step in the development phase is to close the permanent loan. This board
action authorizes HACSA to carry out this step.

Analysis

General Loan Feasibility

Financing for the project contains a combination of local and state funding
($1,021,767), proceeds from the sale of federal low-income housing tax credits
($2,765,118), and mortgage financing from NOAH ($332,841).

The current rent schedule for the project is:

2-BR (25 units) @ $470 mo.
3-BR ( 2 units) @ $530 mo.

Analysis of the operating costs for the last nine full months of operation indicates that
revenues and costs are within the budget as originally projected.  Accordingly,
projected monthly debt service payments (est. $1,465) are achievable as planned.
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Provisions of Loan

The proposed loan security for the Network for Oregon Affordable Housing is a first
position deed of trust as to the Partnership’s leasehold interest in the land and its fee
interest in the improvements. In addition, NOAH will receive an assignment of leases
and rents.

Provisions and terms of the loan are described as follows:

1. Loan Amount. The amount of the loan is $332,841.

2. Interest Rate and Term. The interest rate is:

3.32%, amortized for a 30 year period
The term of the loan is 20 years.

3. Prepayment Premium. The note may be prepaid according to a formula
outlined in the loan, but must be accompanied by a prepayment fee. Because of
the favorable interest rate obtained for this loan, it is not probable that Turtle
Creek Apartments will want to prepay this loan.

4, Limited-Recourse Provisions. The draft promissory note contains language that
the Limited Partner is not personally liable for repayment. HACSA is not liable
for repayment except in the event that HACSA has misapplied rents or engaged
in some other form of wrongdoing.

Douglas Blomgren of Bateman Seidel has reviewed all loan documents.

Recommendation.

Approval of motion.

Timing.

Immediately upon board approval, HACSA staff shall proceed to close the permanent
loan with NOAH.

IMPLEMENTATION/FOLLOW-UP:
Same as Item lll. E. above.
ATTACHMENTS:

Draft Loan Documents. (Note: These documents have been reviewed by Douglas Blomgren of
Bateman Seidel.
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IN THE BOARD OF COMMISSIONERS
HOUSING AND COMMUNITY SERVICES AGENCY (HACSA)

RESOLUTION AND ORDER In the Matter of Entering into a Loan Agreement for
Permanent Financing for the Turtle Creek Apartments
Affordabie Housing Development in Eugene, Oregon

WHEREAS, HACSA serves as the General Partner of the Turtle Creek Apartments Limited
Partnership and has completed the construction of Turtle Creek Apartments in Eugene, Oregon.

WHEREAS, ORS 456.120 includes in the Powers of Authority as a Public Corporation the authority to
enter in a partnership agreement with an individual, partnership, corporation or other association to finance,
plan, undertake, construct, acquire or operate a housing project;

WHEREAS, in order to complete the development of the project, it is necessary to obtain long-term
financing for the project;

WHEREAS, the Network for Oregon Affordable Housing ("Bank") is willing to provide permanent
financing to the Turtle Creek Apartments Affordable Housing Development;

NOW IT IS HEREBY ORDERED:

1 That the Housing and Community Services Agency, as General Partner of and on Behalf of
the Turtle Creek Apartments Limited Partnership, an Oregon Limited Partnership (The "Partnership”), Is
Authorized to Borrow Money or Obtain Credit from the Network for Oregon Affordable Housing (‘NOAH”) at its
Office at 1020 S.W. Taylor Street, Suite 585, Portland, Oregon 97205 for the Purpose of Obtaining Permanent
Financing for the Partnership's 27-unit Multi-family Housing Development in the City of Eugene, Lane County,
Oregon, Known as the Turtle Creek Apartments Affordable Housing Development, and That the Entire
Amount of Borrowing or Credit under this Resolution Shall Not Exceed $332,841 in Original Principal Amount
(The "Permanent Loan");

(2) That, Within the Aggregate Dollar Amount Set Forth in this Board Order, the Executive
Director or the Deputy Director Is Authorized and Empowered , in the Name of the Housing and Community
Services Agency as General Partner of and on Behalf of the Turtle Creek Apartments Limited Partnership to
Execute and Deliver Such Loan Agreements, Promissory Notes, Mortgages, Deeds of Trust, Assignments,
Security Agreements, Financing Statements, Certificates of Every Kind, Escrow Instructions, Indemnity
Agreements, Guarantees, and Other Such Documents, Instruments, and Agreements (In a Form
Substantially Similar to the Documents Provided in Attachment 1 and Hereby Incorporated by this Reference)
of Every Nature or Kind Whatsoever as Are Required by NOAH or Are Necessary, Convenient, or Appropriate,
to Consummate the Permanent Loan;

(3) That the Persons Designated above Are Authorized and Empowered to Take Any Additional
Action That They Deem Necessary and Appropriate to Carry out the Intent of this Board Order;

(4) That the Executive Director or Deputy Director Is Authorized to and Directed to Deliver to
NOAH and NOAH's Title Insurer a Copy of this Board Order, Properly Certified by Him or Her, in Evidence of
the-Authority to Borrow Money and to Execute and Deliver the Instruments Specified Above, as Provided
Above.

DATED this day of , 2009

Chair, HACSA Board of Commissioners
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DRAFT LOAN DOCUMENTS
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ATTACHMENT 1

DRAFT LOAN DOCUMENTS
TURTLE CREEK APARTMENTS
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TERM LOAN AGREEMENT

THIS TERM LOAN AGREEMENT is made this day of March, 2009 by and between
TURTLE CREEK APARTMENTS LIMITED PARTNERSHIP, an Oregon limited partnership,
whose address is c¢/o Housing and Community Services Agency of Lane County, 177 Day Island
Road, Eugene, Oregon 97401 ("Borrower"), and the NETWORK FOR OREGQN AFFORDABLE
HOUSING, an Oregon nonprofit public benefit corporation, whose address is 1020.8.W. Taylor St.,
Suite 585, Portland, Oregon 97205 ("Lender"). L R

RECITALS:

A. Borrower is the owner of certain real propeﬁyfibéated in the City of Eugene, Lane
County, Oregon, more particularly described in Exhibit A attached hereto, and all improvements
located thereon (the "Property"” or the "Project").

B. The improvements consist of a 27-unit multifamily housing development and related
facilities (the "Improvements").

C. Borrower intends to rent all twenty seven (27) of the rental units of the Property (the
"Affordable Units") at rents that are in accordance with (i) the requirements of Internal Revenue
Code Section 42, or (ii) any affordability or rent restrictions recorded against the Property, whichever
of the foregoing are the most restrictive.

D. Borrower has provided to Lender a 3" Supplemental preliminary title report issued
by First American Title Insurance Company, which describes the title of the Property as of January 9,
2009 (the "Title Report"), with a legal description of the Property in a form approved by Lender.

E. Lender has issued to Borrower a commitment dated September 26, 2007, as revised
November 7, 2007 (as ;evised, the "Commitment") for a term loan in the amount of $332,841.00 or
18% of the appraised stabilized market value of the Property, whichever is less, on the terms and
conditions therein stated (the "Loan"), and Borrower has accepted the Commitment.

F. The Loan will be evidenced by a Promissory Note, a copy of which is attached hereto
as Exhibit B (the "Note") and will be secured by a Deed of Trust with Absolute Assignment of
Leases and Rents, Security Agreement, and Fixture Filing covering the Property (the "Deed of
Trust"), a Pledge and Security Agreement (the "Pledge"), and such other security documents required
by Lender, all of which are to be executed pursuant to this Agreement. '
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G. Borrower and/or Borrower's general partner have entered into certain agreements
affecting the Property or the use or development thereof, as set forth in Exhibit C (collectively the
"Project Agreements").

NOW, THEREFORE, the parties agree as follows:

ARTICLE 1
INCORPORATION OF RECITALS AND EXHIBITS

1.1 Recitals. The foregoing recitals are 1ncorporated into thls Agreement by this
reference. .
1.2 Exhibits. The exhibits referred to in, and attached to, thls Agreement are 1ncorporated
into this Agreement by this reference. : =

ARTICLE 2
REPRESENTATIONS AND WARRANTIES OF
BORROWER '

2.1 Representations and Warranties of Borrower. To induce Lender to enter into this
Agreement and to make the Loan provided for in this Agreement, Borrower represents and warrants
to Lender:

a. Borrower is a limited partnership, duly organized, validly existing and in good
standing under the laws of the State of Oregon.

b.. .. The Amended and Restated Limited Partnership Agreement of Turtle Creek
Apartments erlted Partnershlp dated November 8, 2007 ("Partnership Agreement") and related
documents submitted to Lender by. Borrower are true, correct, and complete copies of the actual
agreements .and documents i ln effect as of the date hereof. Housing Authority and Community
Services Agency of Lane County, a public housing authority, is the sole general partner of Borrower.

C. '%‘-;;Borrower has the power and authority to conduct all of the activities that are
now conducted by it or proposed to be conducted by it in connection with the Property and as
contemplated by this Agreement, to enter into this Agreement, and to make and perform the
representations, warranties, and undertakings herein provided. The resolutions of Borrower and
Borrower's general partner submitted to Lender authorizing the borrowing contemplated herein and
listing the individuals authorized to act on behalf of Borrower and Borrower's general partner are in
full force and effect as of the date hereof.

d. Borrower owns and holds good and merchantable title in fee simple to the
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Property.

€. No default or breach by Borrower has occurred with respect to the
Commitment, Borrower's construction loan for the Project, any of the Project Agreements, or any
term or condition of any loan, grant, or subsidy provided for the Project.

f. Borrower has furnished current financial statements to Lender, prepared in
accordance with generally accepted accounting principles, which are hereby represented and
warranted to be true and complete as of their date and to fairly represent the respective financial
conditions of Borrower and Borrower's general partner, and Lender has, relied on such financial
statements in agreeing to advance funds hereunder. There has been no 51gn1ﬁcant change in the
financial condition of Borrower or Borrower's general partner from that shown in such financial
statements. Borrower agrees at all times to keep Lender fully mformed of the status and financial
condition of Borrower and Borrower's general partner, and w1ll disclose to Lender all mater1a1 facts
necessary to make all previous disclosures not misleading. Lender shall have full and complete
access at all times to Borrower's and Borrower's general partner s current financial records.

g. Borrower and/or Borrower's general partner have no direct or contingent
liabilities involving significant amounts known to Borrower and/or Borrower's general partner and
not previously disclosed to Lender in writing. There is no litigation, prosecution, investigation, or
proceeding of any nature whatsoever now pending or to the best of Borrower's knowledge threatened
against Borrower and/or Borrower's general partner.

h. Borrower has full power and authority to execute, deliver, and perform this
Agreement, the Note, the Deed of Trust, the Pledge, the Certificate and Indemnity Regarding
Hazardous Substances referred to in Section 3.1(r) hereof, and all of the other loan documents that
Borrower is required to execute, deliver, and perform by the terms of this Agreement (collectively,
the "Loan Documents"). Borrower will execute and deliver the Loan Documents promptly when
required and will perform and discharge each and every covenant and obligation of Borrower
contamed in thlS Agreement and the other Loan Documents in good faith and with due diligence.

1. This Agreement and the other Loan Documents when executed by Borrower
and delivered. to Lender will'be the valid and binding obligations of Borrower, enforceable in
accordance with' their terms except as the same may be limited by bankruptcy, insolvency,
reorganization, or 51m11ar laws or general principles of equity affecting creditors' rights generally.

i The execution, delivery, and performance of this Agreement, the execution
and payment of the Note, the granting of the Deed of Trust covering the Property, and the execution
of, and granting of security interests under, any of the other Loan Documents will not constitute a
breach or default under any other agreement to which Borrower is a party or may be bound or
affected, or a violation of any law, regulation, or court order that may affect Borrower, the Property,
or the use thereof. '
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k. The Property is properly planned and zoned for Borrower's present and
intended use, and Borrower has obtained all governmental approvals, permits, and authorizations
required for such use. Borrower shall also provide proof of payment for all such permits, including
but not limited to, systems development charges.

1. The Property has suitable soils and geology for the Improvements and is not
within a flood plain or other extra hazardous area for purposes of insurance. -

m. The Affordable Units are, and will continue throughout the term of the Loan
to be, rented only in accordance with (i) the requirements of Internal Revenue Code Section 42, or
(ii) any affordability or rent restrictions recorded against the Property, whlchever of the foregoing are
the most restrictive. ,

n. The Property is, and will continue throughout the term of the Loan to be,
“qualified low income housing” as defined in Section 42 of the Initernal Revenue Code and any
Treasury regulations or rulings applicable thereto, and any successor laws, rules, or regulations, or
amendments thereto or thereof.

0. Borrower is, and throughout the term of the Loan will remain, a "qualified
borrower" as defined in ORS 317.097(10)(e) because a "sponsoring entity" as defined in ORS
317.097(10)(f) has a controlling interest in the Property. Borrower has applied for a Certification, as
defined in OAR 813-110-010(3), to Lender that Lender may claim a tax credit for the Loan under
ORS 317.097 (the "Oregon Affordable Housing Tax Credit" or "OAHTC"), and the Oregon Housing
and Community Services Department ("the Department") has determined that the requirements of
OAR 813-110-015 have been met and that the total outstanding balance of all loans eligible for tax
credit does not exceed:the Cap, as defined in OAR 813-110- 010(2). The Department has issued to
Lender, or is commltted to 1ssue to Lender at Closing, a Certification with respect to the Loan.

p - Bor:ower is not a "foreign person" within the meaning of Section 1445(£)(3)
of the Internal Revenue Code of 1986, as amended.

q- Borrower will perform and discharge, or cause Borrower's general partner to
perform and discharge, each and every covenant and obligation of Borrower and/or Borrower's
general partner contained in the Project Agreements in good faith and with due diligence. There are
no agreements affecting or restricting the use or development of the Project other than the Project
Agreements identified in Recital G.

I. Borrower and/or Borrower's general partner have entered into a property
management agreement with Bennett Management Group dated September 1, 2008 (the
"Management Agreement"). The Management Agreement is in full force and effect as of the date
hereof, and neither Borrower nor Borrower's general partner is in default under the Management
Agreement or has received any notices of default under the Management Agreement.
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S. Borrower's general partner is a public housing authority, organized originally
under ORS Chapter 456.

t. Borrower, any partner of Borrower, or any principal of Borrower is not
currently debarred, suspended, excluded or disqualified by the Department of Treasury or any
other Federal department or agency. ’

22  Effectiveness of Representations and Warranties. Borrower represents and warrants
to Lender that all of the foregoing representations and warranties are now true, will be true at the
time of the recordation of the Deed of Trust in the real estate records of Lane County, Oregon
("Closing"), and will continue to be true until the Loan is repaid in full.

ARTICLE 3 :
CONDITIONS PRECEDENT TO FUNDING

3.1 Prior to Closing, the following conditions must be satisfied:
a. The representations and warranties of Article 2 shall be true and correct.

b. Receipt by Lender of advice from First American Title Insurance Company of
Oregon (the "Title Insurer") that it is ready, able, and willing to issue to Lender an ALTA extended
coverage mortgagee's title insurance policy, in such form and with such endorsements as may be
required by Lender (including without limitation ALTA 9, CLTA 116 (Location of Improvements),
CLTA 116.1 (Survey), CLTA 103.9 Access Street Endorsement, CLTA 123.2 (Zoning), insuring
that the Deed of Trust is and will continue to be an encumbrance against the Property and any
Improvements, and securing a de_bf of $332,841.00 first, prior, and paramount to all other liens and
encumbrances of any nature or kind whatsoever except real property taxes and assessments not yet
due. The location of all existing easements across the Property shall be identified by survey and shall
not interfere with the improvements upon the Property.

::*:c, Executidn by Borrower and Lender of this Agreement and all other Loan
Documents requiring Borrower's signature and, where appropriate, acknowledgment of the Loan
Documents. o :

d.  Receipt by Lender of satisfactory evidence that the Property complies with all
applicable zoning ordinances, building and use restrictions and codes, and any requirements with
respect to licenses, permits, and agreements necessary for the lawful use and operation of the
Property, including without limitation any permits necessary for modification of any existing stream
and wetlands, and evidence that necessary utilities and municipal services required for the Property
are in place.
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€. Receipt by Lender of two (2) copies of a current, certified as-built survey of
the Property prepared by a licensed surveyor, delineating lot lines, ingress, egress, streets, alleys,
driveways, and any flood hazard area boundaries, showing all improvements, easements, rights of
way, encroachments, and other physical matters or restrictions that affect the title to and uses of the
Property and the Improvements, and certifying the legal description as shown in the title policy to
Lender and the Title Insurer in compliance with ALTA standards.

f. Receipt by Lender of a binder or certificate, or if requested by Lender an
original or certified copy of a policy, to include "all perils" or “Special Form” hazard insurance with
extended coverage from an insurance company acceptable to Lender, as is more specifically
described in the Deed of Trust, with a mortgagee loss payable clause (Form 438BFU or CP1218 or
their equivalent) attached in favor of Lender, together with evidence satisfactory to Lender that
Borrower has obtained commercial general liability insurance coverage in a minimum amount of
$1,000,000.00/per occurrence- $2,000,000.00 aggregate, and property damage, rent loss, flood, and
worker's compensation insurance in amounts satisfactory to Lender.

g. Receipt by Lender of an information certificate issued by the Oregon Secretary
of State showing that there are no presently effective financing statements on file with respect to the
Property that name Borrower as "Debtor," other than those to be released at Closing.

h. Receipt by Lender of the opinion of Borrower's counsel, in form reasonably
satisfactory to Lender, that (1) Borrower is duly. orgamzed and existing and in good standing in the
State of Oregon and has been duly authorized to execute and deliver this Agreement and the other
Loan Documents, (2) this Agreement and the other Loan Documents are valid and binding
obligations of Borrower, enforceable in accordance with their terms except as the same may be
limited by bankruptcy, insolvency, reorgamzatlon or similar laws or general principles of equity
affecting creditors' rights generally, (3) such other matters that Lender may require.

1. ~ Receipt by Lender of a level one environmental assessment of the Property
prepared by a qualified professmnal satlsfactory to Lender, and an environmental reliance letter from
Omnicon Environmental Management addressed to Lender and evidence of errors and omissions
insurance from the environmental company that prepared the level one environmental assessment, in
an amount and on terms acceptable to Lender, together with a copy of the CFC Environmental
Review Checklist and Certification thereto,. Any recommendation for abatement or remedial action
shall be completed and documented in a manner satisfactory to Lender prior to Closing.

j. Receipt by Lender of certification by the Project architect that the
Improvements have been completed in accordance with the plans and specifications dated November
27, 2006, and comply with all applicable laws, regulations, and building codes, including without
limitation the Americans With Disabilities Act and the Fair Housing Amendments Act of 1988, and
that parking for twenty seven (27) automobiles has been provided and is sufficient to satisfy the
building code and all applicable ordinances, and that all residential units in the Project contain smoke
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detectors that comply with the requirements of ORS 479.250-479.300.

k. Receipt by Lender of certification by the Project engineer that the soils and
geology of the Property are appropriate for the Improvements and that all site excavation and
preparation, and construction of the Improvements, have been completed in accordance with the
plans and specifications and the engineer's recommendations.

L. Receipt by Lender of the balance of the loan fee in the amount 0f $1,673.00, a
documentation preparation fee of $500.00, and all expenses payable by Borrower pursuant to the
Commitment. A

m. Receipt by Lender of evidence satisfactory to Lender that Borrower has cash
equity and subordinate debt in the Property in an amount equal to' $3,632,118.00. S

n. Receipt by Lender of an appraisal report on the Property prepared by an
appraiser selected by Lender, at Borrower's expense, in form and substance acceptable to Lender,
and if requested by Lender, satisfactory recertification of the appraisal of the Property pursuant to
paragraph 25 of the Commitment. : )

0. Receipt by Lender of final verification from the Department of Borrower's low
income housing tax credit allocation for the Property, including without limitation a copy of the
completed application to the Department for the IRC Form 8609 and documentation satisfactory to
Lender evidencing the eligible basis of the Project.”

p- Rec’e‘ipt by Lerider of financial statements of Borrower and Borrower's general
partner, prepared in accordance with generally accepted accounting principles, dated within six
months of Closing, and certified by the applicable entity as true and correct in all respects.

q. If requeste‘d by Lender, receipt of copies of Borrower's and Borrower's general
partner's federal income tax returns for the previous two (2) years, in the form actually filed with the
Internal Revenue Service.

.. y Rec_gip't by Lender of a duly authorized and executed original of the Certificate
and Indemnity Regardigngazardous Substances, in form provided by Lender (the "Certificate").

s.  Receipt by Lender of copies of Borrower's Partnership Agreement and all
related agreements between Borrower and its partners, as in effect as of the date hereof.

t. Receipt by Lender of evidence satisfactory to Lender that Borrower has been
granted an ad valorem property tax exemption for the Property, and approval by Lender of any
agreement for payments in lieu of such taxes.
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u. Receipt by Lender of all constituent documents of Borrower's general partner
pertaining to the formation, registration, and authority of such general partner, and complete copies
of resolutions of Borrower and Borrower's general partner authorizing the borrowing contemplated
herein and listing the individuals authorized to act on behalf of Borrower and Borrower's general
partner.

V. Receipt by Lender of Borrower's standard rental agreement in form and
substance acceptable to Lender. B

w. deleted
X. deleted
y- If requested by Lender, receipt of. certification from the entiiiee that have

provided grants or subsidies for the Project, that funds have been irrevocably committed or applied to
the Project and that no default exists under any term or condmon of such grant or subsidy, or under
any agreement pertaining thereto. ;

Z. Receipt by Lender of copies of all executed leases or rental agreements for the
Project with a term of more than one (1) year and, if requested: by Lender, copies of all other
executed leases or rental agreements for the Project.

aa. Receipt by Lender of plans and speciﬁcations acceptable to Lender.
bb.  deleted

cc. Receipt by;Lender'of evidence that (i) the ratio of monthly Net Operating
Income from the Project, based on month-end reports, to the sum of required monthly principal and
interest installments under the Loan, (the "primary debt-coverage ratio"), is not less than 1.20to 1.0
for at least one (1) full month; and (i1) the ratio of monthly Net Operating Income from the Project to
the sum of required monthly pr1n01pal and interest installments under the Loan plus any required
installments under the subordinate liens approved by Lender (the "overall debt-coverage ratio") is not
less than 1.10 to 1.0 for at least one (1) full months. Net Operating Income ("NOI") shall mean net
revenues, less total: operatlng expenses including but not limited to property taxes, insurance,
maintenance, management fees, Oregon Affordable Housing Tax Credit fees, replacement reserves,
Low-Income Housing Tax Credit fees and excluding interest and depreciation. Documentation
supporting NOI must be acceptable to Lender, and NOI will be as calculated by Lender.

dd.  Receipt by Lender of a recorded completion notice and an unconditional
certificate of occupancy for the project.

ee. Receipt by Lender of rent rolls, based on month-end reports, certified as
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accurate by Borrower to support rental achievement.

ff. Receipt by Lender of a copy of the Oregon Bureau of Labor and Industries
(BOLI) determination letter for the Project (the “BOLI Letter”) and any subsequent changes to
the BOLI Letter or any changes that might affect the determination of the BOLI Letter.

gg. Fulfillment of conditions to funding in the Commitment..

ARTICLE 4 T
TERMS OF LOAN AND LOAN DOCUMENTS

4.1 Agreement to Lend. Upon satisfaction of the ,cbhdifiohs precedent, i;énder agrees to
lend to Borrower the sum of $332,841.00. i

42  Payment. The terms for repayment of the Loan are more particularly described in the
Note attached hereto as Exhibit B.

43  Closing. The Loan shall be closed in escrow at the ofﬁc’e's of the Title Insurer no later
than March 15, 2009, but no sooner than three (3) business days after Borrower has satisfied all
conditions precedent under this Agreement and the Commitment.

44  Reserves for Replacement of Capital Improvements. Commencing on May 1, 2009,
and continuing on the first day of each month thereafter until the Note and all sums owing under the
other Loan Documents have been repaid in full, Borrower shall deposit $675.00 monthly into an
interest-bearing reserve account (the "Capital Replacement Reserve") as directed by Lender.
Provided however, beginning January 1, 2010, and annually thereafter, the monthly deposits for
Capital Replacements Reserves shall increase by not less than 3%. The Capital Replacement Reserve
shall be maintained for the purpose of funding necessary replacements of capital improvements, and
all disbursements shall require Lender's authorization. Lender may authorize disbursements from the
Capital Replacement Reserve upon the written request of Borrower, which request shall describe the
purpose of thé?disbursement‘éﬁd provide an estimate of the cost of the proposed replacement. Upon
Lender's receipt of a disbu;gfé'rhent request from Borrower, Lender may require, at Lender's option,
such evidence of the need for the requested disbursement, the cost of the work performed and/or
items purchased, and :the actual completion of the proposed improvements as Lender deems
appropriate. For purposes of this Section, "necessary replacement of capital improvements" shall
mean replacement only of existing capital improvements, such as appliances, carpeting, cabinetry,
electrical and plumbing fixtures, roofing, and other similar structural elements of the Improvements
that (a) are necessary to maintain the Improvements in the condition that exists at Closing; (b) are
necessitated by ordinary wear and tear; and (c) are not covered by insurance or other third-party
sources such as security deposits. Lender shall not authorize disbursements from the Capital
Replacement Reserve for ordinary maintenance such as cleaning, painting, or minor repairs, or for
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improvements in excess of those necessary to maintain the condition of the Improvements as they
exist at Closing. Borrower shall pledge the Capital Replacement Reserve to Lender as security for
Borrower's obligations under this Agreement and the other Loan Documents. Upon repayment by
Borrower of all sums owing under the Note and the other Loan Documents, Borrower shall provide
Lender written instructions regarding the disposition of the Capital Replacement Reserve.

4.5  Tax and Insurance Reserves. Borrower shall make monthly insurance reserve deposits
of $175.00, pursuant to Section 1.5 of the Deed of Trust. Borrower shall not be required to make
monthly property tax reserve deposits pursuant to Section 1.8 of the Deed of Trust so long as the
Property remains fully exempt from property taxes pursuant to the propertytax exemption granted to
Borrower. Lender reserves the right to require Borrower to make:! adequate ‘monthly property tax
reserve deposits if, and to the extent that, Borrower's property tax exemptron for the Property expires,
is reduced, is withdrawn, or otherwise becomes unavailable. Lender also reserves the rlght to adjust
the amount of Borrower's insurance reserve deposit and tax reserve deposrt ifany, as provrded inthe
Deed of Trust. '

4.6  Operating Deficit Reserve. As a condition precedent to funding of the Loan,
Borrower shall deposit not less than $55,000.00 in an interest-bearing reserve account as directed by
Lender (the "Operating Deficit Reserve"), to be disbursed to fund Operating Deficits incurred in the
operation of the Project. "Operating Deficits" shall mean, for any specified period of time, the extent
to which the collected gross revenues from the Project are less than the amount necessary to meet
current cash operating obligations of the Project, including, without limitation, payment of principal,
interest, and tax and insurance reserve installments under the Loan, management fees paid to an
independent third party manager, repair and maintenance expenses not payable out of the Capital
Replacement Reserve described in Section 4.4 hereof, and other direct operating expenses of the
Project, but excluding ‘any,. fees, distributions, or payments to Borrower or its partners. The
Operating Deficit Reserve shall be plédged to Lender as security for the Loan, Lender shall receive
written notice of all’ dlsbursements therefrom, and Lender's authorization shall be required for any
disbursement therefrom that would reduce the balance in such reserve below $55,000.00. Upon
repayment by Borrower of all sums owing under the Note and the other Loan Documents, Borrower
shall pr0v1de Lender written mstructlons regarding the disposition of the Operating Deficit Reserve.

4.7 OAHTC Fee Reserve Borrower shall make monthly payments initially of $60.83 to
cover the estimated annual fee charged by the Department for administration of the Oregon
Affordable Housing Tax Credit for the Loan. Such payments shall be held by Lender or as directed
by Lender, and paid annually to the Department. Any shortfall shall be paid by Borrower upon
demand by Lender, and any over-payment shall be applied to the annual fee next due or refunded to
Borrower at Lender's option.

ARTICLE 5
EXPENSES, FEES, AND ADVANCES
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5.1 Loan Expenses. Borrower shall pay all fees, charges, and expenses incurred in
connection with the procuring and closing of the Loan and repayment of the Loan, including without
limitation, cost of title examination, title insurance premiums (including early issue premiums),
survey costs, photocopy expenses, mortgage recording charges, escrow charges, appraisal fees, costs
of foreclosure reports, documentary, transfer, and tangible or other similar taxes, revenue stamps,
architects' and engineers' services, inspection fees, and Lender's reasonable attorney fees and out-of-
pocket expenses. With respect to collection of the debt or enforcement of this Agreement Borrower
agrees to pay reasonable attorney fees and collection costs even though no crv1l action is filed and, if

a civil action is filed, such additional sum as the trial judge or the appellate court may adjudge
reasonable as attorney fees in the action and the appeal, if any, along w1th statutory costs and
disbursements. R P

5.2  Advances. Lender shall have the right, but not the obli gatlon ‘1o pay taxes,
assessments, charges, claims, liens, or encumbrances and to cause compliance with all applicable
governmental requirements if Lender considers it necessary to protect its security and for prospects
of repayment of the Loan. Such payments and expensés are repayable on demand with interest at the
rate specified in the Note.

53 Security for Advances. The Deed of Trust shall secure any and all Loan expenses of
Lender and all payments and advances made by Lender under the Loan Documents to or for the
account of Borrower or for the protection of Lender's trust deed lien and security interests, whether
or not the total of the Loan proceeds already drsbursed plus such Loan expenses, advances, and costs
exceed the face amount of the Note

ARTICLE 6
BQRRQWERCOVENANTS

6.1 ,Afﬁ'rr‘native Coyenants. Borrower covenants as follows:

a. Borrower wrll punctually and promptly pay, when due, the principal of, and all
1nterest on; the indebtedness evrdenced by the Note and all other charges, fees, and sums that may
become due unt,ler the Loan Documents

b. Borrower will take all actions and do all things necessary to cause each and
every covenant, warranty, condition, agreement, obligation, and/or requirement contained in this
Agreement, the other Loan Documents, and the Project Agreements to be fully and faithfully
performed and satisfied in accordance with the terms thereof.

c. Borrower will at all times rent the Affordable Units at rents that are in
accordance with (i) the requirements of Internal Revenue Code Section 42, or (i) any affordability or
rent restrictions recorded against the Property, whichever of the foregoing are the most restrictive.
Notwithstanding the foregoing, throughout the term of the Loan (including after the requirements of
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IRC Section 42 no longer apply to the Project), Borrower will at all times rent all units at the Project
in compliance with the following requirements of Lender:

All the words and phrases in this paragraph shall have the same meaning as when used in IRC
Section 42, Treasury Regulations or Notices promulgated pursuant to IRC Section 42, OHCS
Administrative Rules, and the Department of Housing and Urban Development (“HUD”)
Regulations unless the context requires otherwise. Borrower represents, warrants and covenants that
throughout the term of the Loan, at least 40 percent or more of the residential'iiriité in the Project will
be both rent-restricted and occupied by individuals whose income is 60 percent or less of family
adjusted area median income. L

Additionally, Borrower represents, warrants and covenants that ihrOughout thé'tenn of the Loan
(including after the requirements of IRC Section 42 no longer apply to the Project), Project rents will
not exceed the gross rent allowable under IRC Section 42.

d. Borrower will maintain the Affordable Units as "qualified low income
housing" as defined in Section 42 of the Internal Revenue Code or HOME regulations and any
Treasury regulations or rulings applicable thereto, and any successor laws, rules, or regulations, or
any amendments thereto. .

e. Borrower will provide to Lender copies of the LIHTC Compliance
Reports, including physical inspection, within 30 days of receipt thereof, and any Noncompliance
Reports, including but not limited to Internal Revenue Service Form 8823, within 30 days of
submission by the Department to the Internal Revenue Service. In addition, throughout the term
of the Loan, upon request: by Lender, Borrower shall provide copies of all reports, forms or other
documentation that Borrower is required to file with any agency or entity that has provided loans,
grants, subsidies, or other funding for the Project. Such reports shall contain Borrower’s original
signature and shall be submitted to Lender within thirty (30) days of Lender’s request.

f. Borrower will retain a property manager acceptable to Lender, experienced in
management of "qualified low income housing" as defined in Internal Revenue Code Section 42 to
manage the Property and, in the event Lender reasonably determines at any time during the term of
the Loan that Borrower's property manager is not performing its duties in a satisfactory or prudent
manner, retain as soon as practicable a replacement property manager reasonably acceptable to
Lender. '

g. Borrower will operate the Property in compliance with the requirements of
ORS 317.097 and regulations promulgated thereunder.

h. Borrower will provide to Lender copies of all executed leases or rental
agreements for the Project with a term of more than one (1) year, and, if requested by Lender,
provide copies of all other executed leases or rental agreements for the Project at such times as
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Lender may request.
1. Borrower will furnish to Lender:

(i) throughout the term of the Loan, (a) annual CPA-prepared financial
statements for Borrower, Borrower's general partner, delivered to Lender within ninety (90) days of
the end of such entity's fiscal year, and

(i) during the first year of the Loan, quarterly opel‘ating statements and rent
rolls for the Project, delivered to Lender within thirty (30) days of the end of each calendar quarter;
and thereafter throughout the term of the Loan, annual operating statements and rent rolls for the
Project, delivered to Lender within ninety (90) days of the end of each calendar year.

Operating statements shall set forth rental income and expenditures for the
Project; rent rolls shall be in reasonable detail and in form and substance satisfactory to Lender and
shall contain, without limitation, a listing of each tenant, the space occupied, amount of rent, and the
expiration of the lease. At Lender's option, Lender may also require that Borrower and/or the
property manager certify that the rent rolls and operating statements are complete and accurate in all
respects. Lender reserves the right to require more frequent operating and financial statements if it
deems such reporting necessary or advisable. All financial statements, rent rolls, and operating
statements shall be (a) prepared in accordance with generally accepted accounting principles, and (b)
in form and substance satisfactory to Lender. All financial statements shall be certified as true and
correct by the entity or person.to which they pertain.

j- Bpﬂéwer will xﬁaintain a mlmmum overall debt-coverage ratio of not less than
1.10 to 1. Documentation. supporting NOI must be acceptable to Lender, and NOI will be as
calculated by Lender. e

) k- ‘.'B”‘drrowerv will equip all residential units in the Project with smoke detectors
that complyf with the requirements of ORS 479.250-479.300, or any successor statute.

6.2  Nepative Covenants. Borrower covenants that neither Borrower nor Borrower's
general partner will cause or allow the Property or the Improvements or any part thereof to be subject
to any lien or encumbrance relating to financing subordinate to the Loan contemplated by this
Agreement, without the prior written consent of Lender.

ARTICLE 7
EVENTS OF DEFAULT

7.1 The occurrence of any one or more of the following shall be an event of default under

this Agreement and the other Loan Documents:
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a. Borrower fails to pay any amount to be paid by Borrower within ten (10) days
of the date it is due; or

b. Borrower fails to perform or comply with any other covenant or condition to
be performed or satisfied by Borrower under this Agreement or the other Loan Documents or the
Project Agreements within thirty (30) days after written notice from Lender to perform or satisfy the
covenant or condition or, if such performance or compliance cannot be completed within such 30-
day period through the exercise of reasonable diligence, the failure by Borrower to commence the
required performance or compliance within such 30-day period and thereafter to continue such
performance or compliance with diligence to completion; or

c. Borrower fails to show evidence of full or substantial compliance with any
requirement of any governmental authority having jurisdiction over the Property within thirty (30)
days after notice in writing of such requirement shall have been given to Borrower by Lender or, if
such compliance cannot be completed within such 30-day period through the exercise of reasonable
diligence, the failure by Borrower to commence the required compliance within such 30-day period
and thereafter to continue such compliance with diligence to completion; or

d. Borrower otherwise materially breaches any term, covenant, condition,
provision, representation, or warranty :of Borrower under this Agreement or the other Loan
Documents or the Project Agreements and fails to cure such breach within thirty (30) days after
notice in writing of such breach shall have been given to Borrower by Lender or, if such breach
cannot be cured within such 30-day period through the exercise of reasonable diligence, the failure
by Borrower to commence the required cure w1th1n such 30-day period and thereafter to continue
such cure with dlllgence to completlon or

e. Any representatlon or warranty in any of the Loan Documents or the Project
Agreements or in any. certificate, agreement, instrument, or other document made or delivered
pursuant to or in connection with any of the Loan Documents or the Project Agreements proves to
have been incorrect in any material respect when made; or

f. All or any material portion of the Property is condemned, seized, or
appropriated by any governmental agency; or

g There shall occur a material adverse change in the financial condition of
Borrower or General Partner from the financial condition of such entities as of the date of this
Agreement and Borrower shall fail to present evidence satisfactory to Lender that such condition has
been remedied within thirty (30) days after written notice by Lender to Borrower; or

h. The occurrence of an event of default under any lien instrument securing
financing subordinate to the Loan, regardless of whether Lender has given its written consent to such
lien pursuant to Section 6.2 hereof; or '
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i The occurrence of an event of default as defined in any of the other Loan
Documents or the Project Agreements.

7.2 The removal of Borrower’s general partner pursuant to the Partnership Agreement
shall not be considered an event of default as long as such removal is in compliance with the
Partnership Agreement and Borrower has obtained Lender’s prior consent, which consent shall not
be unreasonably withheld. B

ARTICLE 8 R
REMEDIES ;

8.1  If an event of default occurs, Lender may, but?shail not be required; 10; exercise any
one or more of the following remedies in addition to those remedies provided by lgw:”"

a. Declare the entire Loan amount disb:urs,ed hereunder immediately due and
payable. L

b. Exercise or pursue any other remedy or éé'iisﬁe‘_lb:f action permitted by this
Agreement, the other Loan Documents, or applicable law.

8.2  Notwithstanding any provision to the cdntrai"')"/« in this Agreement, in the event of a
default or alleged default by Borrower under this Agreement or the other Loan Documents,
Lender shall not be entitled to exercise the remedies described in Section 8.1 unless and until (i)
Lender has given Borrower’s limited partner, NEF Assignment Corporation, an [llinois not-for-
profit corporation, as-nominee (the “Limited Partner”) written notice of such default or alleged
default, specifying the nature of the default or alleged default and the required cure, (ii) Lender
has, pursuant to such notice, given the Limited Partner thirty (30) days from the date of such
notice to cure the default or alleged default, provided that any payment(s) owed to Lender under
the Loan Documents during such 30-day period are paid to Lender in full, and (iii) the default or
alleged default remains uncured beyond such 30-day period. Any notice to be given by Lender to
the Limited Pé’r_tner pursuant to this Section 8.2 may be given by Lender giving the Limited
Partner a copy of the default or other notice given to Borrower. Any performance or compliance
by the Limited Partner of Borrower’s obligations hereunder or under the other Loan Documents
or the Project Agreements shall not constitute an assumption by the Limited Partner of
Borrower’s liability under any such instrument, except as otherwise expressly provided in such
instrument. Nothing in this Section 8.2 shall obligate the Limited Partner to cure or attempt to
cure any default hereunder.

Notices to the Limited Partner pursuant to this Section 8.2 shall be directed to the address
for the Limited Partner set forth in Section 10.2 below, or such other address as the Limited
Partner may subsequently designate to Lender in writing. Any such notice shall be deemed
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delivered (i) when actually delivered to the Limited Partner at such address, or (ii) three (3)
calendar days after the notice has been deposited in the United States mails, postage prepaid,
certified or registered mail, addressed to the Limited Partner at such address. Rejection or refusal
to accept such a notice, or inability to deliver such a notice because of changed address of which
no notice of changed address was given, shall constitute delivery of such notice.

ARTICLE 9
ASSIGNMENT

9.1 Borrower Assignment. Borrower may not convey, a551gn, mortgage pledge,
transfer, hypothecate, encumber, or otherwise dispose of its rights or obllgatlons under this
Agreement, the other Loan Documents, the Project Agreements, the Commitment, the Property,
or the Improvements without the prior written consent of Lender. : A breach of this provision,
directly or indirectly, shall be an event of default and shall not vest any rights in the purported
transferee. Except as provided in subsections (c) and (d) below the transfer of limited
partnership interests in Borrower shall require Lender’s pnor wrltten consent, which consent
shall not be unreasonably withheld. i

a. Notwithstanding the foregoing, Lender’s consent shall not be required for
(i) the purchase by Borrower’s general partner, Housing and Community Services Agency of
Lane County, or a substitute general partner approved by Lender (in either case, the “General
Partner”), of the entire limited partnership interest of Borrower’s limited partner pursuant to the
terms of that certain buyout option (the “General Partner Buyout Option™) contained in Section 1
of that certain Purchase Option and Right of First Refusal Agreement dated as of November 8,
2007 between Borrower and the General Partner (the “Option Agreement”) and to the transfer of
the Project to the General Partner in connection with the General Partner’s exercise of such
Buyout Option, or (ii) the transfer of the Project to the General Partner pursuant to the terms of
that certain purchase optlon (the. “General Partner Purchase Option”) contained in Section 1 of
the Option Agreement or.(iii) the transfer of the Project to the General Partner pursuant to the
terms of that certain right of first refusal (the “General Partner Right of First Refusal”) contained
in Section 2 of the Option Agreement provided that, at the time of such transfer, all of the
following condltlons are satlsfied

’?r:;,(l)} . The transfer occurs after the expiration of the Compliance Period,

as defined in Internal Revenue Code Section 42; and

(ii)  Borrower has not been in default in the payment of principal and
interest under the Note, or of any tax, insurance, replacement, or other reserves required
hereunder or under the other Loan Documents, which default has gone unremedied for more than
thirty (30) days beyond the due date for such payment; and

(iii)  No other default has occurred and is continuing under any term or

16 - TERM LOAN AGREEMENT

Revised 3/15/2007



condition of this Agreement or the other Loan Documents, nor any condition or event that with
the passage of time, or the giving of notice, or both, would constitute a default thereunder; and

(iv)  The General Partner has continuously remained the general partner
of Borrower from the date hereof;, and

) The General Partner has assumed in writing, in form and substance
acceptable to Lender, all obligations of Borrower hereunder and under the other Loan
Documents, and Borrower has acknowledged in writing, in form and substance acceptable to
Lender, that it is not released from any obligations hereunder or under the other Loan
Documents; and ;

(vi)  The General Partner Purchase Optlon and the General Partner
Right of First Refusal have been continuously subordinate and sub_]ect to the Deed, of Trust and

P

the other Loan Documents from the date hereof; and i

(vii) Borrower and the General Partner have given Lender sixty (60)
days prior written notice of their intent to transfer the Project pursuant to the General Partner
Purchase Option, the General Partner Right of First Refusal, or the General Partner’s exercise of
the General Partner Buyout Option; and

(viii) Any restriction recorded against the Project requiring the General
Partner to maintain the Project for low-income use after the transfer is unconditionally
subordinated to the lien of the Deed of Trust and the other Loan Documents pursuant to a
subordination agreement acceptable to Lender.

b. Lender s consent shall also not be required for the removal and
substitution of the General Partner pursuant to the terms of Section 10.6 of Borrower’s Amended
and Restated Limited Partnershlp Agreement dated as of November 8, 2007 (the “Partnership
Agreement”) provided that all of the following conditions are satisfied:

. @) Borrower is not in default under any of the Loan Documents at the
time of such removal and substltutlon or, if Borrower is in default, such default has been cured
within the time spec1ﬁed in the Loan Documents; and

(11) Borrower or the Limited Partner have given Lender prompt written
notice of the removal and substitution; and

(iii)  Borrower has provided Lender with all information and
documentation about the proposed substitute general partner as Lender may reasonably require,
and Lender has given its written approval of the proposed substitute general partner, which
approval shall not be unreasonably withheld; and
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(iv)  If any restriction is to be recorded against the Project in connection
with the transfer requiring Borrower or the substitute general partner to maintain the Project for
low-income use after the transfer, such restriction is unconditionally subordinated to the lien of
the Loan Documents pursuant to a subordination agreement acceptable to Lender; and

(v) Substitution of the new general partner is completed with
reasonable promptness or, in any event, within ninety (90) days from the date the General Partner
was removed.

-----

Srr
‘

Equity Fund, Inc. (“NEF”’) manages, controls or serves as a general partner or managing member,
provided that, at the time of such transfer, all of the followmg condltions are satisﬁed

1) The replacement limited partner has agreed in writing to be bound
by the terms of the Partnership Agreement in the same manner as was the original Limited
Partner; and

(ii) Borrower-or the Limited Partner have given Lender thirty (30) days
prior written notice of the Limited Partner’s intent to transfer its interest in Borrower to the
proposed replacement limited partner (but failure to provide such notice shall not be deemed a
default under the Loan Documents; and

(iii) If any restriction is to be recorded against the Project in connection
with the limited partner transfer requiring Borrower and/or the replacement limited partner to
maintain the Project for low income use after the transfer, such restriction is unconditionally
subordinated to the lien of the Loan Documents pursuant to a subordination agreement
acceptable to Lender. IR

L d Lender shall not unreasonably withhold its consent to a transfer by the
L1m1ted Partner of all or part of the Limited Partner’s interest in Borrower to an unrelated third
party, provided that at the time of such transfer, all of the following conditions are satisfied:

(1) The replacement limited partner has agreed in writing to be bound
by the terms of the Partnership Agreement in the same manner as was the original Limited
Partner; and

(ii) Borrower or the Limited Partner have given Lender thirty (30) days
prior written notice of the Limited Partner’s intent to transfer its interest in Borrower to the
proposed replacement limited partner (but failure to provide such notice shall not be deemed a
default under the Loan Documents); and
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(iii)  Borrower or the Limited Partner have provided Lender with all
information and documentation about the proposed replacement limited partner as Lender may
reasonably require, and Lender has given its written approval of the proposed replacement
limited partner, which approval shall not be unreasonably withheld; and

(iv)  If any restriction is to be recorded against the Project in connection
with the limited partner transfer requiring Borrower and/or the replacement; limited partner to
maintain the Project for low income use after the transfer, such restrlctlon is unconditionally
subordinated to the lien of the Loan Documents pursuant to a subordmatlon agreement
acceptable to Lender. E

€. None of the transfers/substitutions descritied in subsections;'(a) through (d)
above shall trigger: (i) the “due on sale or increase in interest rate on sale” provisions contained
in Section 4.8 of the Deed of Trust, or (ii) the pre- payment provisions contained in Section (d) of
the Note.

9.2  Lender Assignment. Lender may assign its rights and obligations in and to this
Agreement, the other Loan Documents, and the Commitment to another lender or lenders having the
financial ability to perform Lender's obligations. Any such assignment by Lender shall be deemed to
have been made pursuant to this Agreement and not to be a modification hereof, and the
disbursements made by any such assignee hereunder shall be evidenced and secured by the Note and
Deed of Trust. Lender shall also have the right to'sell participation or syndication interests in the
Loan and the Loan Documents, or to assign its interest in the Loan and the Loan Documents as
security for any loan made to Lender to enable it to make the Loan to Borrower.

S ¢ ARTICLE10
MISCELLANEOUS

101 ' Time of the Essence T1me is of the essence of this Agreement, the other Loan
Documents; and the Project Agreements

10.2 NOthCS All'notices, demands, requests, or other communication of any kind (a
"notice") that any party may be required or may desire to serve upon another party hereunder shall be
sufficient if given or made in writing and shall be deemed delivered (a) when actually delivered to
the addressee personally or at the address specified above, or (b) three (3) calendar days after the
notice has been deposited in the United States mails, postage prepaid, certified or registered mail,
addressed to the party at the address specified above. Rejection or refusal to accept a notice, or
inability to deliver a notice because of changed address of which no notice of changed address was
given, shall constitute delivery of any such notice to the addressee. Any party hereto may, by
delivery of notice to the other party, designate a different address.
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Notwithstanding any other provision of this Agreement or of any other Loan
Document, Borrower agrees that Lender shall copy Borrower’s limited partner on any notice given
by Lender to Borrower under this Agreement or any of the other Loan Documents, or otherwise
communicate or correspond with Borrower’s limited partner from time to time about the Loan. Such
notices or other communication shall, if given, be directed to Borrower’s limited partner as follows:

NEF Assignment Corporation
120 S. Riverside Plaza

15" Floor

Chicago, Illinois 60606

or such other address as Borrower or Borrower’s limited partner may subsequently designate by
written notice to Lender. o

10.3  Waiver and Estoppel. Lender may at any time and from time to time waive any one
or more of the conditions contained in this Agreement, but any such waiver shall be deemed to be
made pursuant to this Agreement and not in modification thereof, and any such waiver in any
instance or under any particular circumstances shall not be construed a waiver of any other condition
or of any subsequent default. The failure of Lender to promptly exercise its rights or remedies shall
not be deemed to be a waiver or grounds for the claim of estoppel.

10.4 Agreement Binding. This Agreement shall be binding upon and inure to the benefit
of the permitted successors and assigns of the parties hereto. This Agreement is made and entered
into for the sole protection and benefit of Lender and Borrower and their permitted successors and
assigns. No trust fund is created by this Agreement and no other persons or entities will have any
right of action under this Agreemept,(i)’r_ any right to the Loan funds.

(TN

10.5 Relationship of Parties. All parties hereto agree and understand that in no event and
under no circumstances shall the relationship between Lender and any other parties hereto be deemed
a joint venture or partnership. All parties hereto covenant and agree that in no event and under no
circumstances shall Lender be required to do any act or not do any act that would result in Lender's
being held to be responsible: for the payment of any state or federal employee withholding tax.
Borrower covenants and agrees to remain current at all times in the payment of any state or federal
employee withholding tax.

10.6  Survival of Commitment; Conflict. To the extent that the terms and conditions of the
Commitment have not been incorporated into this Agreement or the other Loan Documents, such
terms and conditions of the Commitment shall survive the Closing. In the event of any conflict in
the terms or conditions of the Commitment and the terms or conditions of this Agreement, the terms
and conditions of this Agreement shall prevail. The terms and conditions of this Agreement, of the
Commitment, and of the other Loan Documents are intended to complement and supplement each
other and are to be construed so as to be consistent and complimentary.
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10.7 Complete and Final Agreement. This Agreement, the other Loan Documents, and the
Commitment are the complete and final agreement of the parties and no provision can or will be
waived or modified by conduct or oral agreement either before or after execution of this Agreement.

10.8 Captions. The captions and headings in this Agreement are merely for convenience,
and are not substantively a part of this Agreement.

109 Governing Law. This Agreement and the rights and obllgatlons of the parties
hereunder shall be governed by the laws of the State of Oregon. ' :

10.10 No Representation Regarding Tax Benefits. If Borrower is relying 'Qn the availability
of any tax benefit in connection with the Property, including without limitation the Low Income
Housing Tax Credit under Section 42 of the Internal Revenue Code or the Oregon 'Affordable
Housing Tax Credit under ORS 317.097, any review of Borrower' s quallﬁcatlon for such tax benefit
by Lender is done solely for Lender's benefit and does not constitute any representation or warranty
by Lender of the availability of such tax benefit to Borrower. Borrower shall rely solely on
Borrower's tax and legal advisors for any determination of the availability of any tax advantages or
consequences of the Loan and Borrower's ownership and operation of the Property.

10.11 Further Assurances. The partles agree to execute and deliver such further documents,
instruments, and other agreements as are necessary or convement to carry out the terms and purposes
of this Agreement. o i

10.12 Statutory: Notice. 'UNDER OREGON LAW, MOST AGREEMENTS,
PROMISES, AND COMMITMENTS MADE BY LENDER CONCERNING LOANS AND
OTHER CREDIT EXTENSIONS THAT ARE NOT FOR PERSONAL, FAMILY, OR
HOUSEHOLD PURPOSES OR SECURED SOLELY BY THE BORROWER'S RESIDENCE
MUST BE IN WRITING, EXPRESS CONSIDERATION, AND BE SIGNED BY AN
OFFICER OF LENDER TO BE ENFORCEABLE.

IN WITNESS WHEREOF, the parties have executed and delivered this Term Loan
Agreement on the‘date first written above.

BORROWER:

TURTLE CREEK APARTMENTS LIMITED
PARTNERSHIP, an Oregon limited partnership

By:  Housing and Community Services Agency of

Lane County, General Partner
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Name:
Title:

LENDER:

NETWORK FOR OREGON AFFORDABLE
HOUSING, an Oregon nonprofit public benefit
corporation S

By:

William A. Van Vliet, Executive Director

: _By:

Dan Goodrich; Chief Lending Officer
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EXHIBIT A
Legal Description of Property
Turtle Creek Apartments

LOT 21 AND LOT 22 OF TURTLE CREEK as platted and recorded September 20, 2006, as
Instrument No. 2006-068645 Lane County Oregon Official Records. :

......



EXHIBIT B

[copy of promissory note]



EXHIBIT C

1) a City of Eugene HOME Grant Agreement between and
, dated .
2) a Home Investment Partnerships Program Declaration of Land Use Restrictive
Covenants between and dated
] !} :
3) a Low-Income Housing Tax Credit Reservation and Extended Use Agreement dated
between - -and the State

of Oregon acting by and through its Oregon Housing and Commumty Services ("OHCS")

4) a Low-Income Housing Tax Credit Declaration of Land Use Restrictive Covenants dated
between i and the OHCS;

S) an OHCS Allocation of Low-Income Housing Tax Credit (LIHTC) Authority

Carryover Allocation No. OR : dated ;

6) an Oregon Affordable Housing Tax Credit Program Declaration of Land Use Restrictive

Covenants dated between and the

OHCS; '

7 Project Use Agreement between and OHCS

dated - and Amendment to Project Use Agreement dated

2000
8) Prolect Use Agreement relatmg to a HELP Grant, dated ____ between and OHCS.

9) Flnancmg AdJustment F actor Savings Funds Use Agreement relating to a HELP Grant,
dated between and OHCS.

(Collectively the "Project Agreements")



Recording Requested by and
When Recorded Return to:

Michelle Bilderback

Network for Oregon Affordable Housing
1020 SW Taylor, Suite 585

Portland, OR 97205

DEED OF TRUST WITH ABSOLUTE ASS]GNMENT OF LEASES AND RENT S,
SECURITY AGREEMENT, AND FIXTURE FILING

THIS DEED OF TRUST WITH ABSOLUTE ASSIGNMENT OF LEASES AND RENTS, SECURITY A GREEMENT
AND FIXTURE FILING (“Deed of Trust™) is made this___ day of March 2009 -among; TURTLE CREEK APARTMENTS
LIMITED PARTNERSHIP, an Oregon limited partnership, lip, whose address is c/o Housmg and Community Services Agency of Lane
County, 177 Day Island Road, Eugene, Oregon 97401 (“Grantor” or “Borrower”), FIRST AMERICAN TITLE INSURANCE
COMPANY OF OREGON, whose address is 200 SW Market St., Portland, Oregon 97201.(“Trustee™), and the NETWORK FOR
OREGON AFFORDABLE HOUSING, an Oregon nonproﬁt public benefit corporation;, whose address is 1020 SW Taylor, Suite 585,
Portland, Oregon 97205 (“Beneficiary™).

WwI TN E S SE
l .
That Grantor does hereby u-rpvocably ASSIGN, GRANT“BARGAIN SELL»\ NVEY and WARRANT TO TRUSTEE IN
TRUST, WITH POWER OF SALE/ that pr'é'p'eny in the City of Eugene, Lane County, State of Oregon, described in Exhibit A
attached hereto and by this reference mcorporated herem which is herem collectively called the “Property”;

TOGETHER WITH al] nghr, title, interest, and estate of Grantorm and to any and all buildings, structures, and
improvements now or hereafter erected thereon, including without limitation the fixtures, attachments, appliances, equipment,
machinery, and other amcles attached to such buxldmgs, stmcmres, and ‘improvements (the “Improvements”);

TOGETHER WITH' all 1eases subleases and rental agreements whether written or oral, covering the Property or any portion
thereof, and all right, title, and interest of Grantor under such leases, including without limitation all cash or security deposits, advance
rentals

acquire in the Property;

TOGETHER WITH all easements, rights-of-way, and rights used in connection therewith or as a means of access thereto, and
all tenements, privileges, reversions, remainders, hereditaments, and appurtenances thereof and thereto, and all water rights, oil and gas
rights, royalties, minerals and mineral rights, and shares of stock evidencing the same;

TOGETHER WITH all right, title, and interest, now owned or hereafter acquired, in and to any land lying within the right-of-
way of any street, open or proposed, adjoining the Property; and any and all sidewalks, alleys, and strips and gores of land adjacent to
or used in connection with the Property;

TOGETHER WITH all rents, issues, profits, royalties, income, and other benefits derived from the Property, subject to the
right, power, and authority hereinafter given to Grantor to collect and apply such rents;

TOGETHER WITH ali right, title, and interest of Grantor in and to all Collateral described in Article 3 of this Deed of Trust,
including all proceeds thereof;

TOGETHER WITH all right, title, and interest of Grantor in the funds deposited pursuant to Section 1.5 and Section 1.8
hereof and Sections 4.4, 4.6, and 4.7 of the Term Loan Agreement between Grantor and Beneficiary;
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TOGETHER WITH all the estate, interest, right, title, or other claim or demand, including claims or demands with respect to
the proceeds of insurance in effect with respect thereto, that Grantor now has or may hereafier acquire in the Property, and any and all
awards, compensation, and settiements made for the taking by eminent domain or by any proceeding or purchase in lieu thereof of the
whole or any part of the Trust Estate, including without limitation any awards resulting from a change of grade of strects and awards
for severance damages or taking of access;

TOGETHER WITH all insurance policies covering all or any portion of the Trust Estate, all accounts, accounts receivable,
contracts, contract rights (including without limitation any unpaid capital contributions of Grantor's partners), trade names, trademarks
and service marks, and general intangibles of Grantor pertaining to the Trust Estate, and all right, title, and interest of Grantor in and to
all present and future licenses, permits, entitiements, approvals, and agreements with or from any governmental or quasi-governmental
entity;

TOGETHER WITH all proceeds of the conversion, voluntary and involuntary, of any of the foregoing into cash or liquidated
claims, all other proceeds of any of the foregoing, and all replacements, renewals, additions, and accessions;

TOGETHER WITH all books, records, and files relating to any of the foregoing.
I
The entire foregoing estate, property, and interests hereby conveyed to Trustee is referreditlo lhc:u_'em as the “Trust Estate.”
i "

THIS DEED OF TRUST IS GIVEN FOR THE PURPOSE orjé ZCURING:

1. Payment of indebtedness in the total principal amount of $332,841 0 w1th intérest thereon (the “Loan”), evidenced
by that certain Promissory Note of even date herewith (the “Note™) with a maturity daté of Apnl 1, 2039 xecuted by Grantor, which
has been delivered to, and is payable to the order of, Beneficiary and which, by this reference is made & par
modifications, extensions, and renewals thereof. The interest rate, payment ! terms or the balance due on th 'Note and the indebtedness
evidenced thereby may be indexed, adjusted, renewed, or renegotlated WJthout affectmg the priority of this Decd‘ f Trust

2.
thereon at the rate set forth herein, which include without limitation (a) fire and other hﬂzard insurance premiums. and taxes upon the
real property herein described, according to the terms of this Deed of Trust, (b§ payment by Grantor of all attorney fees and costs
incurred by Trustee or Beneficiary in foreclosing this Deed of Trust or realizing upon any of the collateral for the obligations that this
Deed of Trust secures, (¢) payment by Grantor of all attorney fees and costs owed pursuant to Section 1.7(a), (d) payment by Grantor
of all sums advanced by Beneficiary to or on behalf of Grantor for. the purpose of clearing encumbrances or defects from the title to the
Property described in this Deed of Trust where Beneficiary, in good faith, believes such encumbrances to be superior to the lien of the
Deed of Trust, including without limitation payment of ad valorem taxes and mechanics’ or materialmen’s liens that may have gained
priority over the lien of this Deed of Trust, and (¢) payment by:Grantor of all attomey fees and costs incwrred by Trustee or Beneficiary
in any bankruptcy proceedings or any reorganization or arrangenient proceedmg under; the Ban.kruptcy Act affecting Grantor or this
Deed of Trust, and payment of all other sums advanced by Beneﬁcla:y to protect théhrust Estate, with interest thereon at the rate set
forth herein; i A2

4. Payment and performance of all of the obhgatxons and llablhty of Grantor under a Term Loan Agreement between
Grantor and Beneﬁcxary the }iLoan Agreement”), a Pledge and Security Agreement between Grantor and Beneficiary (the “Pledge
Agreement"), and all other documents mstruments ~and agreements between Grantor and Beneficiary executed in connectlon with the

Grantor m favor of Beneficiary (the zardous Substances ‘Certificate™), which is not secured by this Deed of Trust; and

S. Performance of all of the obligations and liability of Grantor and/or Grantor’s General Partner under certain
agreements affectmg the Property or the'se or development thereof, as set forth in Exhibit C to the Loan Agreement (collectively, the
“Project Ag:l'eements") ;

(collectively, the “Secure

This Deed of Trust, thie! Note, the Loan Agreement, the Pledge Agreement, and any other instrument given to evidence or
further secure the payment and, performance of any obligation secured hereby may hereafter be referred to as the “Loan Documents.”

TO PROTECT THE SECURITY OF THIS DEED OF TRUST, GRANTOR HEREBY COVENANTS AND AGREES AS
FOLLOWS:

ARTICLE 1
COVENANTS AND AGREEMENTS OF GRANTOR

Grantor hereby covenants and agrees:

1.1 Warranties of Title and Authority. Grantor hereby represents and warrants that it is lawfully seized of an
indefeasible fee title to the Property; that it has the authority and right to execute and deliver this Deed of Trust; that it shall defend the
title to the Property against all claims and demands whatsoever; that the Property is free and clear of any and all liens, claims,
encumbrances, restrictions, encroachments, and interests whatsoever in favor of any third party except as may be described in Exhibit
B attached hereto, Beneficiary’s title insurance policy, or as approved by Beneficiary in writing; and that any and all obligations it may
have incurred in connection with the Property are current and without default. In the event any Grantor hereunder is a partnership,
joint venture, or a corporation, each person executing this instrument on behalf of such entity individually and personally represents
and warrants that this Deed of Trust and each other instrument signed in the name of such entity and delivered to evidence or further
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secure the obligations secured hereby is, in all respects, binding upon such entity as an act and obligation of such entity.

1.2 Payment of Secured Obligations. Grantor covenants and agrees to pay when due the principal of, and the interest on,
the indebtedness evidenced by the Note, all charges, fees, and other sums as provided in the Loan Documents, and the principal of, and
interest on, any future advances secured by this Deed of Trust.

1.3 Maintenance, Repair, Alterations. Grantor covenants and agrees to keep the Trust Estate in good condition and
repair, not to remove, demolish, or substantially alter (except such alterations as may be required by laws, ordinances, or regulations)
any of the Improvements, to complete promptly and in a good and workmanlike manner any building or other improvement that may
be constructed on the Property and promptly restore in like manner any Improvement that may be damaged or destroyed thereon, to
pay when due all claims for labor performed and materials furnished therefor, to comply with all laws, ordinances, regulations,
covenants, conditions, and restrictions now or hereafier affecting the Trust Estate or any part thereof or requiring any alterations or
improvements, not to commit or permit any waste or deterioration of the Trust Estate, to keep and maintain abutting grounds,
sidewalks, roads, parking, and landscape areas in good and neat order and repair, to comply with the provisions of any Lease, not to
commit, suffer, or permit any act to be done in or upon the Trust Estate in violation of any law, ordinance, or regulation, to promptly
commence and diligently pursue to completion any and all obligations of Grantor or Grantor's General Partner contained in the Loan
Documents and the Project Agreements.

4W

1.4 Required Insurance. Grantor agrees at all times to provide, maintain, and kee_p in force or cause to be provided,

maintained, and kept in force, the following policies of insurance: s

a. Insurance against loss or damage to the Improvements by ﬁre and any of the risks covered by the type of
insurance now known as “all perils” or “Special Form” in an amount not less than;the | grealer of (i) ‘the! ongmal amount of the Note, (ii)
one hundred percent (100%) of the full replacement cost of the Improvements and coments(excluswe of t.he cost of excavations,
foundations, and footings below the lowest basement floor), or (iii) an amount ‘sufficient to prevent Grantor’ nd/or Beneficiary from
becoming a co-insurer within the terms of the applicable policies, and with Tt more than Two Thousand Five Htmdred and no/100
Dollars ($2,500.00) deductible from the loss payable for any casualty.: The: pohcxes of i insurance carried in accordance with this
subparagraph a. shall contain the “Replacement Cost Endorsement™; : e

b. Insurance against loss or damage to the Collateral by § ﬁre and other nsks covered by the type of insurance
now known as “all perils” or “Special Form”; and

c. Such other insurance and pohcy} endorsemcnts and in such unts as may from time to time be
reasonably required by Beneficiary against the same or other ha.zm'ds , including without ]umtanon Aflood insurance, rent loss insurance
in an amount equal to twelve months rent, commercial general llablhty insurance in a minimum amount of $1,000,000.00/per
occurrence- $2,000,000.00 aggregate, and endorsements for increased cost of constructlon demolition, and contingent operation of
building laws. ¢

C All pohmes of insuranci hall have attached thereto a lender’s loss payable endorsement for the benefit of Beneficiary in
form sansfactory to Beneficiary. Grantor,shall fumxsh Beneﬁclary with a binder or certificate, or if requested by Beneficiary an
original or certified copy of all policies ‘of requued insurance. If Beneficiary consents to Grantor’s providing any of the required
insurance through blanket policies carried by Grantor and covering more than one (1) location, then Grantor shall furnish Beneficiary
with a certificate of i msurance for each such Ppolicy setting forth the coverage, the limits of liability, the name of the carrier, the policy

b. A east t.hlrty (30) days prior to the expiration of each such policy, Grantor shall furnish Beneficiary with
evidence satisfactory to Beneﬁcl j'of the payment of premium and the reissuance of a policy continuing insurance in force as required
by this Deed of Trust. All suchi pollcles shall contain a provision that such policies will not be canceled or materially amended, which
term shall include any reduction in the scope or limits of coverage, without at least thirty (30) days prior written notice by registered
mail to Beneficiary. In the event Grantor fails to provide, maintain, keep in force, or deliver and furnish to Beneficiary the policies of
insurance required by this Section, Beneficiary may procure such insurance or single-interest insurance for such risks covering
Beneficiary’s interest, and Grantor will pay all premiums thereon promptly upon demand by Beneficiary and, until such payment is
made by Grantor, the amount of all such premiums shall be secured by this Deed of Trust.

WARNING TO GRANTOR

Unless you provide Beneficiary with evidence of the insurance coverage as required by this Deed of Trust,
Beneficiary may purchase insurance at your expense to protect Beneficiary’s interest. This insurance may, but need not, also protect
your interest. If the Trust Estate becomes damaged, the insurance coverage purchased by Beneficiary may not pay any claim you make
or any claim made against you. You may later cancel the insurance coverage purchased by Beneficiary by providing evidence that you
have obtained the insurance coverage required by this Deed of Trust elsewhere.

You are responsible for the cost of any insurance purchased by Beneficiary. The cost of this insurance may be added
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1o the balance of the Loan. If the cost is added to the Loan balance, the interest rate on the Loan will apply to this added amount. The
effective date of coverage may be the date your prior coverage lapsed or the date you failed to provide proof of required coverage.

The coverage purchased by Beneficiary may be considerably more expensive than insurance you can obtain on your
own and may not satisfy any need for property damage coverage or any mandatory liability insurance requirements imposed by
applicable law.

c. Grantor shall deposit with Beneficiary, on the day monthly installments of principal and interest are payable
under the Note and until the Note is paid in full, an amount equal to one-twelfth (1/12) of the estimated aggregate annual insurance
premiums on all policies of insurance required by this Deed of Trust. Grantor further agrees to cause all bills, statements, or other
documents relating to the foregoing insurance premiums to be sent or mailed directly to Beneficiary. Upon receipt of such bills,
statements, or other documents, and providing Grantor has deposited sufficient funds with Beneficiary pursuant to this Section 1.5,
Beneficiary shall pay such amounts as may be due thereunder out of the funds so deposited with Beneficiary. If at any time and for any
reason the funds deposited with Beneficiary are or will be insufficient to pay such amounts as may then or subsequently be due,
Beneficiary shall notify Grantor and Grantor shall, within ten (10) days, deposit with Beneficiary armmount equal to such deficiency.
Notwithstanding the foregomg, nothing contained herein shall cause Beneficiary to be deemed a tristes of such funds or to be
obligated to pay any amounts in excess of the amount of funds deposited with Beneficiary pursuz;m to this'Section 1.5. Beneficiary
may commingle such reserve with its own funds and Grantor shall be entitled to no mlcrest'thclreon
il ! : ! H
d. In the event of loss, Grantor shall unmedrately notify Beneﬁcrz'xry, w}‘ru ltirxa‘r:ay make proof of loss if it is not

indebtedness secured hereby and in such order as Beneficiary may dctermme, or to apply,all such proceeds after such deductions, to
the repair or restoration of the Trust Estate upon such conditions as Bencﬁcrary may determine. Notwithstanding any:of the foregoing,
such proceeds, less any legal costs and fees incurred by Beneficiary, shall be. used to rermbu\'se Grantor for the cost of restoration of
the Improvements, provided that restoration is economically and legally feasible i m the reasonable judgment of Beneficiary and
provided further that Grantor is not in default under any of the Loan Documents or Project Agreements. Such application or release
shall not cure or waive any default or notice of default hereunder or invalidate any act done pursuant to such notice.

1.6 Assignment of Policies Upon Foreclosure. ; In t the event of foreclosure of ﬂ'll‘:
or assignment of the Trust Estate in extinguishment, in whole orin ‘part, of the debt secured hereby, all right, title, and mleresl of
Grantor in and to all policies of insurance required by Section 1.4 shall inu
Grantor or the purchaser or grantee of lhe Trust Estate. i

1.7 Indemnification; Subrogt_mon', Walver of Offset.

a. If Beneficiary is made 3, party defendant to any litigation concerning this Deed of Trust or the Trust Estate
or any part thereof or interest theren'i,' or the occupancy thereof by Grantor,\then Grantor shall indemnify, defend, and hold Beneficiary
harmless from all liability, loss, cost, or da|mage 'by reason of such lmgatmn including reasonable attorney fees and expenses incurred
by Beneficiary in any such lmgatron W the or riot afy: such imgauon is prosecuted to judgment. Subject to ORS 20.096, if
Beneficiary commences an action against ‘Graitor to enforce’ any'of the terms hereof or because of the breach by Grantor of any of the
terms hereof of;for the ree'r;'v‘é'r')'ﬁofany sum secured hereby, Grantor shall pay to Beneficiary reasonable attorney fees and expenses,
and such fees and expenses shall'bé deemed to have accrued on the commencement of such action, and shall be enforceable whether or
not such actton is prosecuted to Judgmeug Subjectdq ORS 120.096, if Grantor breaches any term of this Deed of Trust, Beneficiary
may cmploy a.n ‘attorney or attorneys to ""otect its ng'hts'hereunder and, in the event of such employment following any breach by
Grantor, Grantor shall pay Beneficiary sonable attorney fees at trial and on appeal and expenses incurred by Beneficiary, whether or

not an action is actually commenced agai { Grantor by reason of breach.

Grantor walv'es any and all right to claim or recover against Beneficiary, its officers, employees, agents, and
representatives, for loss ofor’ damage to Grantor, the Trust Estate, Grantor’s property, or the property of others under Grantor’s control
from any cause insured agamst equrred to be insured against by the provisions of this Deed of Trust.

c. All sums payable by Grantor hereunder shall be paid without notice, demand, counterclaim, setoff,
deduction, or defense, and without abatement, suspension, deferment, diminution, or reduction, and the obligations and liabilities of
Grantor hereunder shall in no way be released, discharged, or otherwise affected (except as expressly provided herein) by reason of (i)
any damage to or destruction of or any condemnation or similar taking of the Trust Estate or any part thereof, (ii) any restriction or
prevention of or interference with any use of the Trust Estate or any part thereof, (iii) any title defect or encumbrance or any eviction
from the Property or the Improvements or any part thereof by title paramount or otherwise, (iv) any bankruptcy, insolvency,
reorganization, composition, adjustment, dissolution, liquidation, or other like proceeding relating to Beneficiary, or any action taken
with respect to this Deed of Trust by any trustee or receiver of Beneficiary, or by any court, in any such proceeding, (v) any claim that
Grantor has or might have against Beneficiary, (vi) any default or failure on the part of Beneficiary to perform or comply with any of
the terms hereof or of any other agreement with Grantor, or (vii) any other occurrence whatsoever, whether similar or dissimilar to the
foregoing and whether or not Grantor shall have notice or knowledge of any of the foregoing. Except as expressly provided herein,
Grantor waives all rights now or hereafter conferred by statute or otherwise to any abatement, suspension, deferment, diminution, or
reduction of any sum secured hereby and payable by Grantor.

1.8 Taxes and Impositions.

a. Grantor agrees to pay or cause to be paid, at least ten (10) days before due, all real property taxes and
assessments, general and special, and all other liens, levies, taxes, and assessments of any kind or nature whatsoever, including without
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limitation nongovernmental levies or charges resulting from covenants, conditions, and restrictions affecting the Trust Estate, that are
assessed or imposed upon the Trust Estate or become due and payable, and that create, may create, or appear to create a lien upon the
Trust Estate or any part thereof or upon any personal property, equipment, or other facility used in the operation or maintenance
thereof (all of which taxes, assessments, and other governmental and nongovernmental charges of like nature are hereinafier referred to
as “Impositions”).

b. If, at any time afier the date hereof, there shall be assessed or imposed (i) a tax or assessment on the Trust
Estate in lieu of or in addition to the Impositions payable by Grantor pursuant to subparagraph a. hereof, or (ii) a license fee, tax, or
assessment imposed on Beneficiary and measured by or based in whole or in part upon the amount of the outstanding obligations
secured hereby, then all such taxes, assessments, or fees shall be deemed to be included within the term “Impositions” as defined in
subparagraph a. hereof; and Grantor shall pay and discharge or cause to be paid and discharged the same as herein provided with
respect to the payment of Impositions if Grantor may lawfully make such payment or, at the option of Beneficiary, all obligations
secured hereby, together with all accrued interest thereon, shall immediately become due and payable. Anything to the contrary herein
notwithstanding, Grantor shall have no obligation to pay any franchise, estate, inheritance, income, excess profits, or similar tax levied
on Beneficiary or on the obligations secured hereby.

c. Subject to the provisions of subparagraph d. of this Section 1.8, Grantor, covenants to furnish to
Beneficiary, within forty-five (45) days after the date upon which any such Imposition is due and: payable by Grantor, official receipts
of the appropriate taxing authority or other proof satisfactory to Beneficiary evidencing the payllnents theréof. Grantor shall not be
required to furnish such proof to Beneficiary if Beneficiary has caused such Imposition to]be pmd pursuant to subparagraph e. of this

th

Section 1.8. “, RHHI

d. Grantor shall have the right, before any delinquency occurs, to contest or cib_]ect to the amount or validity of
any such Imposition by appropriate legal proceedings, but this shall not be deerped or construed in any" way as relieving, modifying, or
extending Grantor’s covenant to pay or cause to be paid any such lmposmon at the time and in the manner’ pro vided in this Section 1.8,
unless Grantor has given prior written notice to Beneficiary of Grantor’s intent to so contest or object to an Impos:tlon and unless, at
Beneficiary’s sole option (i) Grantor shall demonstrate to Beneficiary's! sahsfacnon that the legal proceedings shall! conclusively
operate to prevent the sale of the Trust Estate or any part thereof to sansfy?such lmposmon prior to final determination of such
Proceedings, or (ii) Grantor shall furnish a good and sufficient bond or surety s requested by ‘and satisfactory to Beneficiary, or (iii)
Grantor shall have provided a good and sufficient undertaking as may be requnred ermmed by law to accomplish a stay of such
proceedings.

€. Grantor shall deposit with Beneficiary, on the day monthly slal]ments of principal and interest are payable
under the Note and until the Note is paid in full, an amount equal.to one-twelfth (1/12) of the annual Impositions reasonably estimated
by Beneficiary to pay the installment of Impositions next due on the Trust Estate. In such event, Grantor further agrees to cause all
bills, statements, or other documents relating to Impositions to be sent or mailed. directly to Beneﬁcnary Upon receipt of such bills,
statements, or other documents, and providing Grantor has deposxted sufficient funds with Beneficiary pursuant to this Section 1.8,
Beneficiary shall pay such amounts as,may! be due thereunder out of the funds so deposrted with Beneficiary. If, at any time and for
any reason, the funds deposited with. Beneﬁcmry are or will be msufﬂcnem to pay such amounts as may then or subsequently be due,
Beneficiary shall notify Grantor and Grantor shall, within ten (10) days, deposit with Beneficiary an amount equal to such deficiency.
'. othmg comamed herem shall cause Beneficiary to be deemed a trustee of such funds or to be
obligated to pay any amouits in excess of the amount of funds deposited wxlh Beneficiary pursuant to this Section 1.8. Beneficiary
may commingle such deposit with its own funds, Beneficiary shall not be obllgated to pay or allow any interest on any sums held by
Beneficiary pending dxsbursement or app ication hereun r"a.nd Beneficiary may impound or reserve for future payment of
Impositions such pomon ofsqch paymen'tsas Beneﬁcxary ay: mits ‘absolute discretion deem proper, applying the balance on the
principal of or interest on the' obhgatlons seciired hereby. Should Grantor fail to deposit with Beneficiary (exclusive of that portion of
such payments that has been applled by Beneﬁcxary on the principal of or interest on the indebtedness secured by the Loan Documents)
sums sufficient to fully pay such Imposmons at ]east‘thu'ty i(30) days before delinquency thereof, Beneficiary may, at Beneficiary’s
election, but- w1thout any obligation so: to do, advance any amounts required to make up the deficiency, which advances, if any, shall be
secured hereby and shall be repayable to’ Beneﬁcxary as herein elsewhere provided or, at the option of Beneficiary, the latter may,
without making any ndvance whatever, apply any sums held by it upon any obligation of Grantor secured hereby. Should any default
occur or exist on the’ part of Grantor and/or any guarantor in the payment or performance of any of Grantor’s and/or any guarantor’s
obligations under the terms of the Loan Documents, Beneficiary may, at any time at Beneficiary’s option, apply any sums or amounts
in its hands received purs' hereto, or ‘pursuant to Section 1.5 hereof or as rents or income of the Trust Estate or otherwise, upon any
indebtedness or obligation of ntor isecured hereby in such manner and order as Beneficiary may elect. The receipt, use, or
application of any such sums pa| y Grantor to Beneficiary hereunder shall not be construed to affect the maturity of any indebtedness
secured by this Deed of Trust or any of the rights or powers of Beneficiary or Grantor under the terms of the Loan Documents or any
of the obligations of Grantor and/or any guarantor under this Deed of Trust.

i

f. Grantor covenants and agrees not to suffer, permit, or initiate the joint assessment of the real and personal
property, or any other procedure whereby the lien of the real property taxes and the lien of the personal property taxes shall be
assessed, levied, or charged to the Trust Estate as a single lien.

g. If requested by Beneficiary, Grantor shall cause to be furnished to Beneficiary a tax reporting service
covering the Trust Estate of the type, duration, and with a company satisfactory to Beneficiary.

1.9 Utilities. Grantor agrees to pay or cause to be paid when due all utility charges that are incurred by Grantor for the
benefit of the Trust Estate or that may become a charge or lien against the Trust Estate for gas, electricity, water, or sewer services
furnished to the Trust Estate and all other assessments or charges of a similar nature, whether public or private, affecting the Trust
Estate or any portion thereof, whether or not such taxes, assessments, or charges are liens thereon.

1.10 Ground Leases. Grantor agrees to pay when due all rents and other payments and perform all covenants and
agreements contained in any lease, sublease, or ground lease that may constitute a portion of or an interest in the Trust Estate. Grantor
further agrees that it will not surrender, assign, or sublease any such lease, sublease, or ground lease, or take any action that would
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effect or permit the termination of any such lease, sublease, or ground lease. If requested by Beneficiary, Grantor covenants to furnish
to Beneficiary within thirty (30) days after the date upon which such rents or other payments are due and payable by Grantor, receipts
or other evidence satisfactory to Beneficiary evidencing the payment thereof.

1.11 Actions Affecting Trust Estate. Grantor agrees to appear in and contest any action or proceeding purporting to affect
the security hereof or the rights or powers of Beneficiary or Trustee and to pay all costs and expenses, including cost of evidence of
title and reasonable attorney fees, in any such action or proceeding in which Beneficiary or Trustee may appear.

1.12 Actions by Trustee and/or Beneficiary to Preserve Trust Estate. Should Grantor fail to make or cause to be made
any payment, or fail to do or cause to be done any act, as and in the manner provided in any of the Loan Documents or Project
Agreements, Beneficiary and/or Trustee, each in its own discretion, without obligation so to do and after ten (10) days written notice to
Grantor, and without releasing Grantor from any obligation, may make or do the same in such manner and to such extent as either may
deem necessary to protect the security hereof. In connection therewith (without limiting their general powers), Beneficiary and/or
Trustee shall have and are hereby given the right, but not the obligation (i) to enter upon and take possession of the Trust Estate, (ii) to
make additions, alterations, repairs, and improvements to the Trust Estate that they or either of them may consider necessary or proper
to keep the Tmst Estate in good condition and repair, (iii) to appear and panicipale in any action or proceeding affecting or that may

encumbrance, claim, charge, lien, or debt that in the _)udgmem of either may affect or appears to aﬁ'ect the security of this Deed of
Trust or be prior or superior hereto, and (V) in exercising such powers, to pay necessary expense£ mcludmg employment of counse! or
other necessary or desirable consultants. Grantor hereby agrees to pay on demand, with mt_':est at the rate set forth herein, all of
Beneficiary’s costs, charges, and expenses incurred by Beneficiary in connection with thé exéféis‘élby Beneficiary of the foregoing
rights, including without limitation costs of evidence of title, court costs, appraisals, surveys, and' reasonable attoney fees. All costs,
charges, and expenses so incurred, together with interest thereon as aforesaid, shazlxl be’ secured by thé hen ?f this Deed of Trust.
i l“ L '\;{nh

1.13 Additional Security. In the event Beneficiary at-any time hokl!s additional security for 2 any Iof the obligations secured

hereby, it may enforce the sale thereof or otherwise realize upon the same, at its option, elther before or concurrently herewn.h or after

a sale is made hereunder.

1.14 Appointment of Successor Trustee. In the event of dlssolunomor resrgn ion.of Trustee, Beneficiary may substitute
a trustee or trustees to execute the trust hereby created, and when such subsmun'on has been filed for record in the Office of the
Auditor or Recorder, as the case may be, of the County in which the Trust Estate ls'located, it shall be conclusive evidence of the
appointment of such trustee or trustees, and such new trustee or trustees shall succeed to all of the powers and duties of the trustee or
trustees named herein.

1.15 Successors and Assigns. This Deed of Trust apphes to, inures to the benefi t of, and binds all parties hereto, their
heirs, legatees, devisees, administrators, executors, successors, and assigns.” The termn “Beneficiary” shall mean the owner and holder
of the Note, whether or not named as Beneﬁcrary herein. In thls Deed of Trusl, whenever the context so requires, the masculine gender

authorized to perform under the tenns,of any of the Loan Documents. i
li i, (. 101,

1.17  Liens, Grantor covenan{s and ag,ree'sl to pay' d romptly discharge or cause to be paid and promptly discharged, at
Grantor’s cost an expensepaﬂ liens, encumbrances, and charge uipon the Trust Estate, or any part thereof or interest therein that have
priority over t.h1s Deed of Trust, rovided that:the; exxstence of any mechanic’s, laborer’s, materialman’s, supplier’s, or vendor’s lien or
right thereto, sha]I not constitute & 8,V atnon of ths S' cnon if payment is not yet due under the contract that is the foundation thereof
and if such comract does not postpone payment for ore ithian seventy-five (75) days after the performance thereof. Grantor shall have
the right to Contest in good faith the vahdny of any such’ lien, encumbrance, or charge, provided Grantor shall first deposit with
Beneficiary a bond or other security satlsfactory to Beneficiary in such amounts as Beneficiary shall reasonably require, but not more
than one and one-half (150%) of the amount of the claim, and provided further that Grantor shall thereafter diligently proceed to cause
such lien, encumbrance, or charge to be removed and discharged. If Grantor shall fail to discharge any such lien, encumbrance, or
charge, then, in addition: to any other rlght or remedy of Beneficiary, Beneficiary may, but shall not be obligated to, discharge the
same, either by paying the amount clauned to be due, or by procuring the dlscharge of such lien by depositing in court a bond or the

: 'cunty for such claim, or in such manner as is or may be prescribed by law.

1.18 Trustee’s Pow%rs. At any time, or from time to time, without liability therefor and after ten (10) days written notice,
upon written request of Beneficiary and presentation of this Deed of Trust and the Note secured hereby for endorsement, and without
affecting the personal liability of any person for payment of the indebtedness secured hereby or the effect of this Deed of Trust upon
the remainder of such Trust Estate, Trustee may (i) reconvey any part of such Trust Estate, (i) consent in writing to the making of any
map or plat thereof, (iii) join in granting any easement thereon, or (iv) join in any extension agreement or any agreement subordinating
the lien or charge hereof.

1.19  Beneficiary’s Powers. Without affecting the liability of any other person liable for the payment of any obligation
herein mentioned, and without affecting the lien or charge of this Deed of Trust upon any portion of the Trust Estate not then or
theretofore released as security for the full amount of all unpaid obligations, Beneficiary may, from time to time (i) release any person
so liable, (ii) extend the maturity or alter any of the terms of any such obligation, (iii) grant other indulgences, (iv) release or reconvey,
or cause to be released or reconveyed, at any time at Beneficiary’s option any parcel or portion of the Trust Estate so long as the
release or reconveyance does not materially affect the security value of the Trust Estate, (v) take or release any other or additional
security for any obligation herein mentioned, or (vi) make compositions or other arrangements with debtors in relation thereto. By
accepting payment of any obligation herein mentioned after its due date, Beneficiary does not waive its right either to require prompt
payment when due of all other obligations herein mentioned or to declare default for failure so to pay.

1.20  Accounting. Grantor will keep and maintain or will cause to be kept and maintained in accordance with sound
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accounting practice, accurate and proper books of record and account relating to the Property. Grantor shall permit Beneficiary to
examine the books of account and other records of Grantor, to discuss the affairs, finances, and accounts of Grantor, and to be
informed as to the same by Grantor, all at such reasonable times and intervals as Beneficiary may desire. Throughout the term of the
Loan, Grantor shall furnish to Beneficiary annual CPA-prepared financial statements for Grantor and Grantor’s General Parter,
delivered to Beneficiary within ninety (90) days of the end of such entity’s fiscal year. During the first year of the Loan, Grantor shall
furnish to Beneficiary quarterly operating statements and rent rolls relating to the Trust Estate, delivered to Beneficiary within thirty
(30) days of the end of each calendar quarter. Thereafler, throughout the term of the Loan, Grantor shall furnish to Beneficiary annual
operating statements and rent rolls relating to the Trust Estate, delivered to Beneficiary within ninety (90) days of the end of each
calendar year. Operating statements shall set forth the rental income and expenditures relating to the Trust Estate; rent rolls shall be in
reasonable detail and in form and substance satisfactory to Beneficiary and shall contain, without limitation, a listing of each tenant,
the space occupied, amount of rent, and the expiration of the lease. Beneficiary reserves the right to require more frequent operating
and financial statements if it deems such reporting necessary or advisable. At Beneficiary’s option, Beneficiary also may require that
the Grantor and/or the property manager certify that the rent rolls and operating statements provided are complete and accurate in all
respects. All financial statements, rent rolls, and operating statements shall be (i) prepared in accordance with generally accepted
accounting principles, and (ii) in form and substance satisfactory to Beneficiary. All financial statements shall be certified as true and
correct by the entity or person 1o which they pertain. In the event Grantor fails to furnish any of the financial statements hereinabove
required, Beneficiary may cause an audit to be made, at Grantor’s sole cost and expense, of the resp ive books and records.

1.21 Trade Names. At the request of Beneficiary, Grantor shall execute a cemﬂcate in forrn ‘satisfactory to Beneficiary
listing the trade names under which Grantor intends to operate the Trust Estate, and represent_mg and warranting that Grantor does
business under no other trade names with respect to the Trust Estate. Grantor shall prompt“ly ne ufy Beneﬁcrary in writing of any
change in such trade names, and will, upon request of Beneficiary, execute any addmo al ﬁnancmg sta!ements and other certificates
revised to refiect the change in trade name. .

1.22  Eminent Domain. Should the Trust Estate, or any part theneof or m‘teres't therein, be tak‘en damaged by reason of
any public improvement or condemnation proceeding or in any other mantier (“Condemnation”), or should Grantor recelve any notice
or other information regarding such proceeding, Grantor shall give prompt wrmen notice thereof to Beneficiary.i;

a. Beneficiary shall be entitled to all compensauon awards and other payments or relief therefor, and shall be
entitled at its option to commence, appear in, and prosecute in its own name an)'v actlon or proceedings. Beneficiary shall also be
entitled to make any compromise or settiement in connection with such taking or damage All such compensation, awards, damages,
rights of action, and proceeds awarded to Grantor (the “Proceeds™) are hereby assngned to, Beneficiary, and Grantor agrees to execute
such further assignments of the Proceeds as Beneficiary or Trustee may require.

b. In the event any portion of the Trust Estate lS so taken or damaged,’ Beneﬁcrary shall have the option, in its
sole and absolute discretion, to apply all the Proceeds, after deductmg t.hereﬁ'om all costs and-expenses (regardless of the particular
nature thereof and whether incurred with or without surt), including reasonable attomey fees, mcurred by it in connection with the
such deductrons to the restoration of. the' Trost Estate upon such conditions as Beneﬁcrary may determme Notwithstanding any of the
foregoing, the Proceeds, less any administrative-and legal costs and fees incurred by Beneficiary, shall be used to reimburse Grantor
for the cost of restoration of the Improvements, provrded that restoration is economically and legally feasible in the reasonable
judgment of Beneﬁcrary and provrded fun.her thathrantor is not in default under any of the Loan Documents or Project Agreements.

of such notlce w111 at Beneficiary’s optron, constltute an' Event of Default hereunder, or Beneficiary may, at its option, commence an
action against Grantor for the recovery of such expendlture or advance and rmerest t.hereon and i in such event Grantor agrees to pay, in
addition to the amo
attorney fee,

1.24 Hazardous: Waste. Without limiting any provision of the Hazardous Substances Certificate:

a. Graritor represents and warrants to Beneficiary that, based on the Phase I Environmental Site Assessment
prepared by Omnicon Envrronmental Management dated June 20, 2007 (collectively, the “Report”), no Hazardous Substances (as
defined in the Hazardous Substances Certificate) are being stored on the Property or, except as disclosed in the Report, on any adjacent
property, nor have any such Hazardous Substances been stored or used on the Property or, except as disclosed in the Report, on any
adjacent property prior to Grantor’s ownership, possession, or control of the Property. Grantor agrees to provide written notice to
Beneficiary promptly upon Grantor becoming aware that the Property or any adjacent property is being or has been contaminated with
hazardous or toxic waste or substances. Grantor will not cause or permit any activities on the Property that directly or indirectly could
result in the Property or any other property becoming contaminated with any Hazardous Substance.

b. Grantor will indemnify and hold Beneficiary harmless from and against any and all claims, demands,
damages, costs, expenses, losses, liens, liabilities, penalties, fines, lawsuits, and other proceedings (including reasonable attorney fees)
arising directly or indirectly from or out of, or in any way connected with (i) the inaccuracy of the certifications contained herein or in
any other documnent executed by Grantor in connection with the loan evidenced by the Note, (ii) any activities on the Property during
Grantor’s ownership, possession, or control of the Property that directly or indirectly result in the Property or any other property
becoming contaminated with hazardous or toxic waste or substances, (iif) the discovery of Hazardous Substances on the Property, or
(iv) the clean-up of Hazardous Substances from the Property or any other property required as a result of activities on the Property, all
in accordance with the Hazardous Substances Certificate. Grantor acknowledges that it will be solely responsible for all costs and
expenses relating to the clean-up of Hazardous Substances from the Property or from any other properties that become contaminated
with hazardous or toxic waste or substances as a result of the contamination of or activities on the Property, provided that nothing
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herein shall be construed to limit any right of Grantor to seek contribution or indemnity from any party other than Beneficiary.

c. Beneficiary reserves the right to inspect and investigate the Property and its operations at any time and from
time to time, and Grantor shall cooperate fully with Beneficiary in such inspection and investigations. If Beneficiary at any time has
reason to believe that Grantor is not complying with all applicable Environmental Laws (as defined in the Hazardous Substances
Centificate) or that a material spill, release or disposal of Hazardous Substances has occurred on or under the Property, Beneficiary
may require Grantor to fumnish Beneficiary at Grantor's expense an environmental audit or site assessment with respect to the matters
of concemn to Beneficiary. Such audit or assessment shall be performed by a qualified consultant approved by Beneficiary.

d. Grantor acknowledges and agrees that Grantor's obligations under the Hazardous Substances Certificate are
unconditional and shall not be limited by any nonrecourse or other limitations of liability provided for in of the Loan Documents. The
representations, warranties, and covenants of Grantor set forth in the Hazardous Substances Certificate (including without limitation
the indemnity provisions therein) shall continue in effect and, to the extent permitted by law, shall survive the transfer of the Trust
Estate pursuant to foreclosure proceedings (whether judicial or nonjudicial), by deed in lieu of foreclosure, or otherwise. Grantor
acknowledges and agrees that its covenants and obligations under the Hazardous Substances Certificate are separate and distinct from
its obligations under this Deed of Trust and the other Loan Documents.

ARTICLE 2
ASSIGNMENT OF LEASES AND RENTS

2.1 Assignment. Grantor hereby irrevocably assigns to Beneficiary all of Gramor’n‘nght, title, and interest in, to, and

under: (a) all leases of the Trust Estate or any portion thereof, and all other agreements of any kmd;relatmg to the use or occupancy of
the Trust Estate or any portion thereof, whether now existing or entered into after, the date hereof (the "‘Leases") and (b) all rents,
issues, profits, royalties, income, and other benefits derived from the Trust Estate includmg without lumtalron all amounts payable and
all rights and benefits accruing to Grantor under the Leases (collectively, tlrelﬁ‘Rents") The term “Leases't lshall also include all
guarantees of and security for the lessees’ performance thereunder, and all amendments extensions, renewal§ or' modifications thereto
which are permitted hereunder. This is a present and absolute assrgnmem;'not an assrgnmem for security purpose S only,and
Beneficiary’s right to the Leases and Rents is not contingent upon, and may | be exercrsed wnhout possession of, Lhe Trust Estate.

n l -L, |

2.2 Grant of License. Beneficiary confers upon Grantor a license:(th ‘chense”) to collect and relam the Rents as they
become due and payable, until the occurrence of an Event of Default (as such term Qeﬁned in Section 4.1 below). Upon an Event of
Default, the License shall be automatically revoked and Beneficiary may collect and apply,the Rents pursuant to Section 4.2 without
notice and without taking possession of the Trust Estate. Grantor hereby irrevocably authonzes and directs the lessees under the
Leases to rely upon and comply with any notice or demand: by Beneﬁcrary for the payment to ‘Beneficiary of any rental or other sums
which may at any time become due under the Leases, or for the performance. of any of the Iessees undertakings under the Leases, and
the lessees shall have no right or duty to inquire as to whether any Event of Defau.lt has actually occurred or is then existing hereunder.
Grantor hereby relieves the lessees ﬁ'om any liability to Grantor by reason ‘of relymg u on: and complying with any such notice or
demand by Beneficiary.

23 Effect of Assrgment The foregomg u-revocable assrgnment shall not cause Beneficiary to be: (a) a mortgagee in
possession, (b) responsible or! llable for the control care, management, or repair of the Trust Estate or for performing any of the terms,

agreements, undertakings, oblrganons, Tepresentations, warranties, covenants; and conditions of the Leases, or (c) responsible or liable

for any waste committed on the Trust Estate by the lessees under any of the Leases or any other parties; for any dangerous or defective
condition of the Trust Estate or for any negllgence in, the management, ‘upkeep, repair, or control of the Trust Estate resulting in loss or

injury or death to any eqsee,;llcensee employee invitee, ‘ot other ] person Beneficiary and Trustee shall not directly or indirectly be

lrable to Grantor or any othefperson as a consequence of: (i) the exercise or fallure to exercrse by Beneficiary or Trustee, or any of

Trustee
arising ‘indér the Leases

24 " Representations and Warrantres Grantor represents and warrants that: (a) all existing Leases are in full force and
effect and are enforceable in accordance With their respective terms, and no breach or default, or event which would constitute a breach
or default afier notice or. assage of nme or both, exists under any existing Leases on the part of any party, (b) no rent or other
payment under any existing 1éase has been paid by any lessee for more than one (1) month in advance (except for the collection of
first and last month's rent, plus: cunty deposit not to exceed one month's rent), and (c) none of the lessor’s interests under any of the
Leases has been transferred or : T

2.5 Covenants. Grantor covenants and agrees at Grantor's sole cost and expense to: (2) perform the obligations of lessor
contained in the Leases and enforce by all available remedies performance by the lessees of the obligations of the lessees contained in
the Leases, (b) give Beneficiary prompt written notice of any default that occurs with respect to any Lease in excess of one year,
whether the default be that of the lessee or of the lessor, (c) deliver to Beneficiary fully executed, counterpart original(s) of each and
every Lease if requested to do so by Beneficiary, and (d) execute and record such additional assignments of any Lease or specific
subordinations (or subordination, attornment, and non-disturbance agreements executed by the lessor and lessee) of any Lease to this
Deed of Trust, in form and substance acceptable to Beneficiary, as Beneficiary may request. Grantor shall not, without Beneficiary’s
prior written consent or as otherwise permitted by any provision of the Loan Documents: (i) enter into any Leases after the date hereof;
(ii) execute any other assignment relating to any of the Leases, (iii) discount any rent or other sums due under the Leases or collect the
same in advance, other than to collect rentals one (1) month in advance of the time when it becomes due (and in addition Grantor may
collect a first and last month's rental from each tenant, plus a security deposit not to exceed one month's rental, (vi) terminate, modify,
or amend any of the terms of the Leases or in any manner release or discharge the lessees from any obligations thereunder, (v) consent
to any assignment or subletting by any lessee, or (vi) subordinate or agree to subordinate any of the Leases to any other deed of trust or
encumbrance. Any such attempted action in violation of the provisions of this Section 2.5 shall be null and void. Without in any way
limiting the requirement of Beneficiary’s consent hereunder, any sums received by Grantor in consideration of any termination (or the
release or discharge of any lessee) modification or amendment of any Lease shall be applied to reduce the outstanding Secured
Obligations and any such sums received by Grantor shall be held in trust by Grantor for such purpose.
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2.6 Estoppel Certificates. Within thirty (30) days after written request by Beneficiary, Grantor shall deliver to
Beneficiary and to any party designated by Beneficiary estoppel certificates executed by Grantor and by each of the lessees, in
recordable form, certifying (if such be the case): (a) that the foregoing assignment and the Leases are in full force and effect, (b) the
date of each lessee’s most recent payment of rent, (c) that there are no defenses or offsets outstanding, or stating those claimed by
Grantor or lessees under the foregoing assignment or the Leases, as the case may be, and (d) any other information reasonably
requested by Beneficiary.

2.7 Power of Attorney. Grantor hereby constitutes and appoints Beneficiary as Grantor's attorney-in-fact (such agency
being coupled with an interest) and as such attomey-in-fact Beneficiary may, without the obligation to do so, in the name, place, and
stead of Grantor, subordinate at any time and from time to time, any Leases affecting the Trust Estate or any part thereof to the lien of
this Deed of Trust or any other mortgage of any kind encumbering the Trust Estate, and to request or require such subordination where
such option or authority was reserved to Grantor under any Lease or in any case where Grantor otherwise would have the right, power,
or privilege so to do. This appointment is 1o be irrevocable and continuing and these rights, powers, and privileges shall be exclusive
in Beneficiary, its successors and assigns, as long as any part of the indebtedness secured by this Deed of Trust remains unpaid.

2.8 Indemnification. Grantor hereby agrees to indemnify, defend, and hold Bencﬁcrary han'nless from any and all
liability, loss, damage, or expense that Beneficiary may incur under or by reason of this Article 2 or for. any action taken by Beneficiary
hereunder, or by reason or in defense of any and all claims and demands whatsoever that may| be assened‘agamst Beneficiary arising
out of the Leases, including but not limited to any claims by any tenants of credit for rentalx pr : y period under any Lease more than
one (1) month in advance of the due date thereof and security deposits paid to and recelved Y- Gﬁmor but not delivered to
Beneficiary. Should Beneficiary incur any such liability, loss, damage, or expense, the amount thereof (including reasonable attorney
fees) with interest thereon at the then-applicable rate set forth in the Note shall be payable by Grantor i 1mmed|ately without demand,
and shall be secured by this Deed of Trust. Nothing in this Section 2.8 shall preciﬁ&e Grantor from collecung a first and last month's
rental from each tenant, plus a security deposit not to exceed one month's renlal ’

29 Records. Until the indebtedness secured by this Deed of Trust shall hiaye been paid in full, Gra‘ntur sha]l retain, and
upon reasonable notice make available for inspection and copying by Beneﬁcrmy at reasoniable times, executed copres "of all then
current Leases upon all or any part of the Trust Estate, and will transfer and : assrgn future Leases upon the same terms and conditions
as herein contained. Grantor hereby covenants and agrees to make available for mspecuon and copying by Beneficiary at reasonable
times, any and all assignments and other records and instruments, including but not hm.lted to rent rolls, tenant financial statements,
and books of account sufficient for the purpose that Beneﬁcrary may deem to be advrsab]e for carrying out the purposes and intent of
this Article 2.

2.10  No Waiver. The failure of Beneficiary to avail itself of any of the terms, covenants, and conditions of this Article 2
for any period of time or at any time shall not be construed or deemed to be a waiver of any such right, and nothing contained in this
Articie 2, nor anything done or omitted to be done by Beneficiary pursuant to this Amcle 2, shall be deemed a waiver by Beneficiary
of any of i lts rights and remedles under the Note and thxs Deed of Trust, or of the beneﬁt of the laws of the State of Oregon The rights

observation by Granto ﬂleagreemems covenams terms and condmons contained in this Article 2, and shall have the right to
reasonable attomey fees CcOsts; xpenses and iieimages occasioned by any such breach or default by Grantor.

12 12 Creation of Security! i terest; Secung Agl_'eemen Without in any way limiting any provision of this Article 2,
Grantor hereby grams to Beneficiary cunty mterest in all Leases and Rents and all proceeds thereof for the purpose of secunng all

, ARTICLE 3
" SECURITY AGREEMENT AND FIXTURE FILING

3.1 Creation of Security Interest. For the purpose of securing all liability and obligations of Grantor contained in any of
the Loan Documents or the Project Agreements, Grantor hereby grants to Beneficiary a security interest in all of Grantor’s personal
property, wherever located, and now owned or hereafter acquired, including without limitation the following (collectively, the
“Collateral™):

All goods, building and other materials, supplies, work in process, equipment, machinery, fixtures, furniture, furnishings,
signs, and other personal property and embedded software included therein, wherever situated, that are or are to be
incorporated into, used in connection with, or appropriated for use on the Trust Estate, together with any and all rents (to the
extent, if any, that they are not real property), all inventory, accounts, cash receipts, deposit accounts, accounts receivable,
contract rights (including without limitation any unpaid capital contributions of Grantor’s partners or other owners), licenses,
agreements, general intangibles, chattel paper (whether electronic or tangible), instruments, documents, promissory notes,
drafts, letters of credit, letter of credit rights, supporting obligations, investment property, commercial tort claims, insurance
policies, insurance and condemnation awards and proceeds, any other rights to the payment of money, trade names,
trademarks and service marks arising from or related to the ownership, management, leasing, or operation of the Trust Estate
or any business now or hereafter conducted thereon by Grantor, all permits, consents, approvals, licenses, authorizations, and
other rights granted by, given by, or obtained from, any governmental entity with respect to the Trust Estate, all deposits or
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other security now or hereafter made with or given to utility companies by Grantor with respect to the Trust Estate, all
advance payments of insurance premiums made by Grantor with respect to the Trust Estate, all plans, drawings, and
specifications relating to the Trust Estate, all loan funds held by Beneficiary, whether or not disbursed, all funds deposited
with Beneficiary pursuant to any loan agreement or this Deed of Trust, all reserves, deferred payments, deposits, accounts,
refunds, cost savings, and payments of any kind related to the Trust Estate or any portion thereof, together with all
replacements and proceeds of, and additions and accessions to, any of the foregoing, together with all books, records, and
files relating to any of the foregoing.

All terms used in the foregoing definition of Collateral shall be as defined in the UCC, as the same may be amended or recodified from
time to time.

3.2 Warranties, Representations, and Covenants of Grantor. Grantor hereby warrants, represents, and covenants as
follows:

a. Except for the security interest granted hereby, Grantor is, and as to portions of the Collateral to be acquired
after the date hereof will be, the sole owner of the Collateral, free from any adverse lien, security interest, encumbrance, or adverse
claims thereon of any kind whatsoever. Grantor will notify Beneficiary of, and will defend the Collateral against, all claims and
demands of all persons at any time claiming the same or any interest therein. A “"""l .

i '

b. Grantor will not lease, sell, convey, or in any manner transfer thq Collateral without the prior written
consent of Beneficiary. ! '“?f:; T

.|"‘ (I

c. The Collateral is not used or bought for personal, fam]ﬂy, or household pl.u;pq “l
il jiil h t
d. All tanglble Collateral will be kept on or at the Prop’erty, and Gramor will not !rlcmove any tangible

owned by Grantor free and clear of any hen or security interest except suchas rnay be approved in writing by Beneﬁcnary
"Iy o 'l
e. Grantor’s principal place of business is located at the address shown in Section 5.5 of thls Deed of Trust
(entitled “Notices”), Grantor’s legal name is exactly as set forth on the first page of tins Deed of Trust, and all of Grantor's
organizational documents or agreements provided to Beneﬁcxary are complete and accurate in every respect.

f. Grantor agrees (i) to execute and-dehvcr such documents as Beneﬁcmry deems necessary to create, perfect,
and continue the security interests contemplated in this Deed'of Triist; (i)’ not to change its name or, as applicable, its chief executive
office, its principal residence, or the jurisdiction in which it is organized without prior written notice to Beneficiary, (iii) to cooperate
with Beneficiary in perfecting all security interests granted in this Article 3, and in obtmmng such agreements from third parties as
Beneficiary deems necessary, proper, or:convenient in connection’ wn.h the preserval .,]')erfecnon or enforcement of any of
Beneficiary’s rights under this Article 3} nd: (w) that Beneficiary is ‘authorized to file financing statements in the name of Grantor to
perfect Beneficiary’s security interest in the Collateral and that Grantor will pay the cost of filing the same in all public offices
wherever filing is deemed by Beneﬂmary to be necessary or desnrable.:-

the rights granted to Beneficiary in Article 3.

HII

33 .
shall not be obligated to, a atany. time Wl,ﬂmut notice to and at the expense of Grantor (i) give notice to any person of Beneficiary's.
rights hereunder and enforce 'hrights at law or in equity, (ii) insure, protect, defend, and preserve the Collateral or any rights or
interests of Beneficiary therein, (iii) inspect the Collateral, and (iv) endorse, collect, and receive any right to payment of money owing
to Grantor under or from the Collateral. Notwithstanding the foregoing, in no event shall Beneficiary be deemed to have accepted any
property other than cash in satisfaction of any obligation of Grantor to Beneficiary unless Beneficiary makes an express written
election of such remedy under the UCC or other applicable law.

34 Security Agreement. This Deed of Trust constitutes a security agreement as that term is used in the UCC.

35 Fixture Filing, As to any or all of the Collateral that is or hereafter becomes a “fixture” under applicable law, this
Deed of Trust constitutes a fixture filing under the UCC.

ARTICLE 4
REMEDIES UPON DEFAULT
4.1 Events of Default. Any of the following events shall be deemed an event of default (“Event of Default”) hereunder:
a. Grantor fails to pay any installment of principal or interest on the Note or any other sum secured by this

Deed of Trust when due, subject to any applicable grace period contained in the Note or the other Loan Documents; or

b. Grantor fails to perform or comply with any other covenant or condition to be performed or satisfied by
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Grantor under this Deed of Trust or the other Loan Documents or the Project Agreements within thirty (30) days afier writien notice
from Beneficiary to perform or satisfy the covenant or condition or, if such performance or compliance cannot be completed within
such 30-day period through the exercise of reasonable diligence, the failure by Grantor to commence the required performance or
compliance within such 30-day period and thereafter to continue such performance or compliance with diligence to completion; or

c. Grantor fails to show evidence of full or substantial compliance with any requirement of any governmental
authority having jurisdiction over the Property within thirty (30) days after notice in writing of such requirement shall have been given
to Grantor by Beneficiary or, if such compliance cannot be completed within such 30-day period through the exercise of reasonable
diligence, the failure by Grantor to commence the required compliance within such 30-day period and thereafter to continue such
compliance with diligence to completion; or

d. Grantor otherwise materially breaches any term, covenant, condition, provision, representation, or warranty
of Grantor under this Deed of Trust or the other Loan Documents or the Project Agreements and fails to cure such breach within thirty
(30) days after notice in writing of such breach shail have been given to Grantor by Beneficiary or, if such breach cannot be cured
within such 30-day period through the exercise of reasonable diligence, the failure by Grantor to commence the required cure within
such 30-day period and thereafter to continue such cure with diligence to completion; or

. . il . .
e. Any representation or warranty of Grantor in any of the Loan Documents lor. the Project Agreements or in
any certificate, agreement, instrument, or other document made or delivered pursuant to or in connection with any of the Loan

l l]u ’
h. The occurrence of an event of default whlch has notlbeen cured wrthm any applicable ¢ cﬁre period under any
lien instrument securing financing subordinate to the loan evidenced by the Not'e‘,' egardless of whether Beneficiary has given its
written consent to such lien; or

i The occurrence of an event of defaull which has not been ¢
defined in any of the other Loan Documents or the Project AgreementS' or

within any applicable cure period as

j)- Grantor or Grantor's General Panner (i) filesa vo]untary petition in bankruptcy, or such petition is filed
against such person or entity and is not dismissed within 60 days after ﬁhng, (ii) files any, petition or answer seeking or acquiescing in
any reorganization, arrangement, composmon, readjustment, hqurdauon dissolution; ér similar relief for itself under any present or
future federal, state, or other statute; i Taw, ori regulatron relating to bankruptcy, insolvency, or other relief for debtors, or (iii) seeks or
consents to or acquiesces in the appomtment of: a.ny trustee, receiver,.or liquidator of Grantor or of all or any part of the Trust Estate, or
of any or all of the royalties, revenies, rents, issues, or profits thereof, or makes any general assignment for the benefit of creditors, or
admits in writing its inability to pay 1ts debts generally as they become due, or

ssolutlon or similar relief under any present or future federal,
banla'uptcy, msolvency, or other relief for debtors and such order, judgment, or

Grantor or Granty
state, or other sla

f sixty (60) days (whether or not consecutive); or

A writ of r-er’- on or attachment or any similar process is issued or levied against all or any part of or
pr any Judgment mvolvmg monetary damages is entered against Granlor or Grantor’s General Partner that

judgment is not released, bonde atlsﬁed vacated, or stayed within sixty (60) days after its emry or levy; or

m. Any, n'a.nsfer of all or any part of the Trust Estate, or any transfer of the capital stock or partnership or joint
venture interest in Grantor, as provided in Section 4.8 below.

42 Acceleration Upon Default; Additional Remedies. In the event of any Event of Default, Beneficiary may declare all
indebtedness secured hereby to be due and payable and the same shall thereupon become due and payable without any presentment,
demand, protest, or notice of any kind. In addition, Beneficiary may exercise one or more of the following rights and remedies, in
addition to any other remedies that may be available at law, in equity, or otherwise:

a. Beneficiary may, either in person or by agent, with or without bringing any action or proceeding, or by a
receiver appointed by a court and without regard to the adequacy of its security, enter upon and take possession of the Trust Estate, or
any part thereof, in its own name or in the name of Trustee, and do any acts that it deems necessary or desirable to preserve the value,
marketability, or rentability of the Trust Estate, or part thereof or interest therein, increase the income therefrom or protect the security
hereof and, with or without taking possession of the Trust Estate, sue for or otherwise collect the rents, issues, and profits thereof,
including those past due and unpaid, and apply the same upon any indebtedness secured hereby, less costs and expenses of operation
and collection, including attorney fees, all in such order as Beneficiary may determine. The entering upon and taking possession of the
Trust Estate, the collection of such rents, issues, and profits, and the application thereof as aforesaid, shall not cure or waive any
default or notice of default hereunder or invalidate any act done in response to such default or pursuant to such notice of default and,
notwithstanding the continuance in possession of the Trust Estate or the collection, receipt, and application of rents, issues, or profits,
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Trustee or Beneficiary shall be entitled to exercise every right provided for in any of the Loan Documents or by law upon occurrence
of any Event of Default, including the right to exercise the power of sale.

b. Beneficiary may commence an action to foreclose this Deed of Trust as a mortgage, appoint a receiver, or
specifically enforce any of the covenants hereof.

c. Beneficiary shall be entitled to the appointment of a receiver as a matter of right, whether or not the
apparent value of the Trust Estate exceeds the amount of the balance due hereunder, and any receiver appointed may serve without
bond. Employment by Beneficiary shall not disqualify a person from serving as receiver. Upon taking possession of all or any part of
the Trust Estate, the receiver may:

1) Use, operate, manage, control, and conduct business on the Trust Estate;

2) Make expenditures for all maintenance, renewals, replacements, alterations, environmental site
assessments, additions, and improvements to the Trust Estate as in its judgment are proper;

3) Insure and reinsure the Trust Estate and all risks incidental to its ossession, operation, and
management of the Trust Estate; ;

4) Collect the revenues and income from the Trust Estate and apply such sums to the expenses of use,
operation, and management in such priority as the receiver deems appropriate. Gramorshall promptly turn over to the receiver all
documents, books, records, papers, and accounts, together with the amount of any deposns renlals, and use fees from any tenant or
other user. The receiver may appear in any proceeding or bring suit on Grantor’s, behalf as necessary fo enforce obligations of any
tenant or other user, including actions for the recovery of rent and actions in forqble delamer, hli!;

I l \

5) Cancel or terminate any lease or agreemem for any cause for which Grantor", ould be entitled to

cancel the same;

©

(@) Extend or modify any lease and make any new:lease on any portion of the Trust Estate. Any such
instruments shall be binding upon Grantor and all persons whose mterests in the Trust E.sfate are subordmate to thls Deed of Trust, and

8) Complete any construcnon in progress on‘the Property, and in that connection, pay bills, borrow
funds, employ contractors, and make any changes in plans or spec:ﬁcanons as the receiver deems appropriate.

expenditure until repaid at the éame rate per annum as Is accruing on sich borrowmg Such sums shall become a part of the balance
secured by this Deed of Trist anid shall be payable by Grantor on demand.

{ h na
Collateral and exclude therefrom Grantor and all ot.hers claunmg under Grantor, and thereafter hold, store, use, operate, manage,
ma'mtain, and 'cpx;trol, make repairs, 1ép acements alteratnons additions and unprovemems to, and exercise all nghts and powers of

Collateral in the exerc1se of any rights un er any of the Loan Documents, Grantor promises and agrees to promptly turn over and
deliver complete possesswn thereof to Ber%eﬁcnary

,5 e A

%[2) , W t‘n(lmt notice to or demand upon Grantor, make such payments and do such acts as Beneficiary
may deem necessary to protectiit ﬁecunty interest in the Collateral, including without limitation paying, purchasing, contesting, or
compromising any encumbrand ) c'harge, or lien that is prior to or superior to the security interest granted hereunder, entering into any
agreement, compromise, or settlement, including insurance claims, that Beneﬁcnary may deem desirable or proper with respect to any
of the Collateral, and endorsing and delivering evidences of title for, and receiving, enforcing and collecting by legal action or
otherwise, all indebtedness and obligations now or hereafter owing to Grantor in connection with or on account of any of the
Collateral, and in exercising any of the foregoing powers or authority pay all expenses incurred in connection therewith.

3) Require Grantor to assemble the Collateral or any portion thereof, at a place designated by
Beneficiary and reasonably convenient to both parties, and promptly to deliver such Collateral to Beneficiary, or an agent or
representative designated by it. Beneficiary and its agents and representatives shall have the right to enter upon any or all of Grantor’s
premises and property to exercise Beneficiary’s rights hereunder.

@ Sell, lease, or otherwise dispose of the Collateral at public sale, with or without having the
Collateral at the place of sale, and upon such terms and in such manner as Beneficiary may determine. Beneficiary may be a purchaser
at any such sale.

(6)) Unless the Collateral is perishable or threatens to decline speedily in value or is of a type
customarily sold on a recognized market, Beneficiary shall give Grantor at least ten (10) days prior written notice of the time and place
of any public sale of the Collateral or other intended disposition thereof, and Grantor hereby agrees that any notice so given shall be
deemed reasonable.
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(6) In disposing of Collateral, beneficiary may disclaim all warranties of title, possession, quiet
enjoyment, and the like. Any proceeds of any disposition of any Collateral may be applied by Beneficiary to the payment of expenses
incurred by Beneficiary in connection with the foregoing, including reasonable attorney fees, and the balance of such proceeds may be
applied by Beneficiary toward the payment of the Secured Obligations in such order of application as Beneficiary may from time to
time elect.

Notwithstanding any other provision hereof, Beneficiary shall not be deemed to have accepted any property other
than cash in satisfaction of any obligation of Grantor to Beneficiary unless Beneficiary makes an express written election of such
remedy under the UCC or other applicable law. Grantor agrees that Beneficiary shall have no obligation to process or prepare any
Collateral for sale or other disposition.

e. Beneficiary may direct Trustee, and Trustee shall be empowered, to foreclose the Trust Estate by
advertisement and exercise of the power of sale under applicable law.

43 Foreciosure by Power of Sale. Should Beneficiary elect to foreclose by exercise of the power of sale herein
contained, Beneficiary shall notify Trustee and shall deposit with Trustee this Deed of Trust and the Note as such receipts and
evidence of expenditures made and secured hereby as Trustee may require. .

a. Upon receipt of such notice from Beneficiary, Trustee shall cause 1o be given such Notice of Default as then
required by law. Trustee shall, without demand on Grantor, after lapse of such time as may 'then be.required by law and after Notice of
Sale having been given as required by law, sell the Trust Estate at the time and place of sale fixed by i in such Notice of Sale, either as
a whole, or in separate lots of parcels or items as Trustee shall deem expedient, and in such order as it may determine, at public auction
to the highest bidder for cash in lawful money of the United States payable at the time of sale. Trustee shall deliver to such purchaser
or purchasers thereof its good and sufficient deed or deeds conveying the pro_peny s0 Sbld, but without any' ve_nant or warranty,
express or implied. The recitals in such deed of any matters or facts shall be conclusive proof of the lrut.hfulness thereof. Any person,
including without limitation Grantor, Trustee, or Beneficiary, may purchase at such sa)e.v !

b. After deducting all costs, fees, and expenses of 'I‘n.ls:tee and r‘)f t.hls Trust, including without limitation costs
of evidence of title, costs of obtaining an updated environmental site assessment, Féasonable attorney fees in connection with sale,
Trustee shall apply the proceeds of sale to payment of all sums expended under the terms hereof, not then repaid, with accrued interest,
all other sums then secured hereby, and the remainder, if'3 any_, to the person or persons; gally entitled thereto.

I
4.4 Appointment of Receiver. If any Event of Defeult described in Section 4 f this Deed of Trust shall have occurred
and be continuing, Beneficiary, as a matter of right and without notice to: Grantor or anyone clau.mng under Grantor, and without
regard to the then value of the Trust Estate or the interest of Grantor therein, shall have the right to apply to any court having
jurisdiction to appoint a receiver or receivers of the Trust Estate, and Grantor hereby irrevocably consents to such appointment and
waives notice of any application therefor. Any such receiver or receivers shall have allithe usual powers and duties of receivers in like
or similar cases and all the powers and dutties of Beneficiary in caseiof entry as provided in Section 4.2.a and shall continue as such
and exercise all such powers untll the date of conﬁrmatlon of sale of. the Trust Estate unless such receivership is sooner terminated.

4.5 Remedies Not Exclusrve, Agghcauon of Sums; No Cure or Waiver. Trustee and Beneficiary, and each of them,
shall be entitled to enforce payment and performance of any mdebtedness or obligations secured hereby and to exercrse all rights and

pursuant fo the power of sale or other powers herein contained, shall prejudice or in any
nght to reallze pon or enforce any other secunty now or hereaﬁer held by Trustee or

enforcemem, whether by court acti
manner affecl Trustee s or Beneﬁel 3

remedy herein or by aw; ;provided or perrmtted but each shall be cumulative and shall be in addition to every other remedy given
hereunder or now or hereaﬁer existing atilaw or in equity or by statute. Every power or remedy given by any of the Loan Documents

to Trustee or Beneﬁcxary or fo which en.h er of them may be otherwise entitled, may be exercised, concurrently or independently, from
time to time and as often as ma be deemed expedient by Trustee or Beneficiary and either of them may pursue inconsistent remedies.

All sums received by,B eﬁcrary under Section 4.2 or Section 2.2, less all costs and expenses incurred by Beneficiary or any
receiver under Section 4.2 or Section 2.2, including without limitation attorney fees, shall be applied in payment of the Secured
Obligations in such order as Beneficiary shall determine in its sole discretion, provided, however, that Beneficiary shall have no
liability for funds not actually received by Beneficiary. Neither Beneficiary’s nor Trustee's nor any receiver’s entry upon and taking
possession of all or any part of the Trust Estate, nor any collection of rents, issues, profits, insurance proceeds, condemnation proceeds
or damages, other security or proceeds of other security, or other sums, nor the application of any collected sum to any Secured
Obligation, nor the exercise or failure to exercise of any other right or remedy by Beneficiary or Trustee or any receiver shall cure or
waive any breach, Event of Default, or notice of default under this Deed of Trust, or nullify the effect of any notice of default or sale
(unless all Secured Obligations then due have been paid and performed and Grantor has cured all other defaults), or impair the status
of the security, or prejudice Beneficiary or Trustee in the exercise of any right or remedy, or be construed as an affirmation by
Beneficiary of any tenancy, lease, or option or a subordination of the lien of or security interests created by this Deed of Trust.

4.6 Sale of Trust Estate Pursuant to Foreclosure. In case of a sale pursuant to a foreclosure of this Deed of Trust, the
Trust Estate, and all property comprising the Trust Estate, real, personal, or mixed, may be sold as an entirety or in parcels, by one sale
or by several sales held at one time or at different times, all as Trustee, in its unrestricted discretion, may elect, and Grantor for and on
behalf of itself and all persons claiming by, through, or under it, waives any and all rights to have the property and estates comprising
the Trust Estate marshalled upon any foreclosure sale and agrees that upon foreclosure, the Trust Estate may be sold as an entirety and
not in parcels.
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4.7 Restoration of Former Positions. In case Beneficiary shall proceed to enforce any right under this Deed of Trust and
the proceedings for enforcement thereof shall have been discontinued or abandoned for any reason or shall have been determined
adversely to Beneficiary, then and in every such case Beneficiary, Trustee, and Grantor shall, subject to any determination in such
proceedings, severally and respectively be restored to their former positions and rights hereunder, and thereafier all rights and remedies
and powers of Beneficiary and Trustee shall continue as though no such proceeding had been taken.

4.8 Due on Sale or Increase in Interest Rate on Sale.

a. Grantor further agrees and acknowledges that the indebtedness evidenced by the Note is personal to it, and
that its personal responsibility and/or control of the Trust Estate given to secure this indebtedness is a material inducement to
Beneficiary to agree to enter into this transaction. Any sale, conveyance, assignment, or other transfer of the whole or any part of the
Trust Estate securing the obligations of Grantor hereunder, whether by deed, contract, further encumbrance, lease of the same (other
than a lease of any portion of the space in the Improvements without an option to purchase), or otherwise, and whether voluntary,
involuntary, or by operation of law (a “transfer™), without Beneficiary’s prior written consent, or any transfer of capital stock or the
general partnership interest in Grantor without Beneficiary’s prior wrincn consent, shall be deemcd to increase lhe risk of Beneficiary

consent to such transfer of the Trust Estate or transfer of capital stock or parmership or joint. venture mter‘est in writing and may
impose such conditions to its consent as Beneficiary in its sole discretion may determine. W t limitation, Beneﬁcnary may, as
conditions to its consent, increase the mterest rate of the loan secured hereby, change thg'

administrative and legal fees and costs of Beneficiary, or impose whatever other condmons it shall dc m ccessary to compensate it for
such increased risk. Any increase in interest shall entitle the holder to increase; m&nﬂﬂy payments on the ‘Joan evidenced by the Note so
as to retire the obligation within the original stipulated time. In the event Gra.ntor shall request the consentiof Beneficiary in
accordance with the prov:slons of this Section 4.8, Grantor shall deliver a written request to Beneﬁclaxy, togelhe'r /i

such request. Consent as to any one transaction shall not be deemed to be a 'ver of thc t to require consent !o any further or
successwe transaction. The execuuon and delivery by Grantor of any joint e agrecment, pannershlp agreement declarauon of

the possession or enjoyment of the Trust Estate or the income or other benefits denveﬂ or to be derived thcreﬁ'om, shall in each case be
deemed 1o be a transfer of Grantor's interest in the Trust E‘state for the purposes of l.hl$) ;1 tion, and shall require the prior written
consent of Beneficiary. i

b. If Grantor is a parmership or a ]om venturi g€,

of general partners or joint venturers owning 50 percent or more of the pnal or profits of the parmership or Jomt venture (or in the
case of a limited partnership, 50 percent or more of the general parmershlp mterest) in‘ong or more transactions, or the dissolution of
the parmership or joint venture, shall be deemed a transfer for the; purposes of this Scctlon and shall require the prior written consent
of Beneficiary. Except as prowded in subections () and (g) below; the transfer of linited partnership interests in Grantor shall also
require Beneficiary’s prior written consent, which consent shall not be unreasonably withheld. If Grantor or its successor isa
corporation, any dissolution, merger consohdatlon., or other reorgamzanon of Grantor, or the sale or other transfer, directly or
indirectly, of a controlling percentage of capital slock of Grantor or the: sale:6f 50 percent or more of the book value of the assets of
Grantor in one or more transactions shall be deemed 2 transfer for purposes of this Section, and shall require the prior written consent
of Beneficiary. The phrase “controlling’ percentage" means the ownership of, and the right to vote, stock possessing at least 50 percent

hg! power of all classes of Grantor's capjtal stock issued, outstandmg, and entitled to vote for the election of

directors. The phrase “control e
over the ¢ umer shall mean suc

ershlp of eTrust Estate or any portion thereof becomes vested in a person other than
out notice to Grantor herein named, whether or not Beneficiary has given written consent
to such change in. successor or successors in interest with reference to this Deed of Trust and the obligations
secured hereby, in the same manner as w1th Grantor herein named, without in any way vitiating or discharging Grantor’s liability -

E”'

d. Bei ﬁgmlry s' consent shall not be required for (i) the purchase by Grantor’s general partner, Housing and
Community Services Agency of'Liane County, or a substitute general parmer approved by Beneficiary (in either case, the “General
Partner”), of the entire limited partnershlp interest of Grantor’s limited partner, NEF Assignment Corporation, as nominee, or its
successors and assigns, an Illinois not-for-profit corporation (the “Limited Partner”), pursuant to the terms of that certain buyout option
(the “General Partner Buyout Option™) contained in Section 1 of that certain Purchase Option and Right of First Refusal Agreement
dated as of November 8, 2007 between Grantor and the General Partner (the “Option Agreement”) and to the transfer of the Trust
Estate to the General Partner in connection with the General Parmer’s exercise of such Buyout Option, or (ii) the transfer of the Trust
Estate to the General Partner pursuant to the terms of that certain purchase option (the “General Parmer Purchase Option”) contained
in Section 1 of the Option Agreement, or (iii) the transfer of the Trust Estate to the General Partner pursuant to the terms of that certain
right of first refusal (the “General Partner Right of First Refusal”) contained in Section 2 of the Option Agreement, provided that, at
the time of such transfer, all of the following conditions are satisfied:

1) The transfer occurs afier the expiration of the Compliance Period, as defined in Internal Revenue
Code Section 42; and

) Grantor has not been in default in the payment of principal and interest under the Note, or of any
tax, insurance, replacement, or other reserves required hereunder or under the other Loan Documents, which default has gone
unremedied for more than thirty (30) days beyond the due date for such payment; and

3) No other default has occurred and is continuing under any term or condition of this Deed of Trust
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or the other Loan Documents, nor any condition or event that with the passage of time, or the giving of notice, or both, would
constitute a default thereunder; and

4) The General Partner has continuously remained Grantor’s general partner from the date hereof;
and

(O] The General Partner has assumed in writing, in form and substance acceptable to Beneficiary, all
obligations of Grantor hereunder and under the other Loan Documents, and Grantor has acknowledged in writing, in form and
substance acceptable to Beneficiary, that it is not released from any obligations hereunder or under the other Loan Documents; and

6) The General Parter Purchase Option and the General Partner Right of First Refusal have been
continuously subordinate and subject to this Deed of Trust and the other Loan Documents from the date hereof; and

(O] Grantor and the General Partmer have given Beneficiary sixty (60) days prior written notice of their
intent to transfer the Trust Estate; and

(8) Any restriction recorded against the Trust Estate requiring the General Partner to maintain the
Trust Estate for low-income use after the transfer is unconditionally subordinated to the lien of thls Deed of Trust and the other Loan
Documents pursuant to a subordination agreement acceptable to Beneficiary.

e. Beneficiary’s consent shall also not be required for the remova'i ‘and su'l')stitution of Grantor's General
Partner, pursuant to the terms of Section 10.6 of Grantor’s Amended and Restated Limited Parmershlp Agreement dated as of
November 8, 2007 (the “Partnership Agreement”), provided that all of the followmg condmons are sansﬁed

l'| i

l
(1) Grantor is not in default under any of the" an Documents at the tlmeiof such removal and

substitution; and

3) Grantor has provtded Beneﬁcnary with all in ormatlon and documentation about the proposed
subsutute general partner as Benef iciary may reasonably'j requ)re and Benef cnary has glven its written approval of the proposed

@) If any restriction is to be recorded;against t_he Trust Estate in connection with the transfer requiring
Grantor or the substitute general partner to maintain the Trust Estate for ~inGome use afterthe transfer, such restriction is
unconditionally subordinated to the lien of the Loan Documents pursuant toa subordm ion agreement acceptable to Beneficiary; and

5 Substltut on of the new general partner is completed with reasonable promptess or, in any event,
within ninety (90) days from the date the Geneml Partner was removed

f.
Limited Partner’s interest in Grantor to an entity in'which National Equity Fund Inc. (“NEF”) manages, controls or serves as a general
partner or managmg member, provnded thaf, atthe'time of such transfer all of the following conditions are satisfied:

transfer requiring Grantor and/o
A

such resmctlon is uncondmon

}'the rep]acement limited partner to maintain the Trust Estate for low income use after the transfer,
SU ‘bordmated to the lien of this Deed of Trust and the other Loan Documents pursuant to a

g. Beneﬁctary shall not unreasonably withhold its consent to a transfer by the Limited Partner of all or part of
the Limited Partner’s interest in Grantor to an unrelated third party, provided that, at the time of such transfer, all of the following
conditions are satisfied: '

(€3} The replacement limited partner has agreed in writing to be bound by the terms of the Parmership
Agreement in the same manner as was the original Limited Partner; and

(03] Grantor or the Limited Partner have given Beneficiary thirty (30) days prior written notice of the
Limited Partner’s intent to transfer its interest in Grantor to the proposed replacement limited partner (but failure to provide such
notice shall not be deemed a default under the Loan Documents); and

3) Grantor or the Limited Partner have provided Beneficiary with all information and documentation
about the proposed replacement limited partner as Beneficiary may reasonably require, and Beneficiary has given its written approval
of the proposed replacement limited partner, which approval shall not be unreasonably withheld; and

4 If any restriction is to be recorded against the Trust Estate in connection with the limited partner
transfer requiring Grantor and/or the replacement limited partner to maintain the Trust Estate for low income use afier the transfer,
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such restriction is unconditionally subordinated to the lien of this Deed of Trust and the other Loan Documents pursuant to a
subordination agreement acceptable to Beneficiary.

h. None of the transfers/substitutions described in subsections (d) through (g) above shall trigger: (i) the “due
on sale or increase in interest rate on sale” provisions contained in subsection (a) above, or (ii) the pre-payment provisions contained in
Section (d) of the Note.

4.9 Request for Notice. Grantor hereby requests a copy of any notice of default or of sale, and that any notice of defauit
or sale hereunder be mailed to it at the address set forth in the first paragraph of this Deed of Trust.

4.10 Limited Partner Notice and Cure Rights.

a. Limited Partner Right to Notice and Cure. Notwithstanding any provision to the contrary in this
Deed of Trust, in the event of a default or alleged default hereunder by Grantor, Beneficiary shall not be entitled to exercise the
remedies described in this Section 4 uniess and until (i) Beneficiary has given Grantor's limited partner, NEF Assignment
Corporation, an Illinois Not-for-profit corporation, as nominee (the “Limited Partner”) written notice of such default or alleged default,
specifying the nature of the default or alleged default and the required cure, (ii) Beneficiary has, pursuant to such notice, given the
Limited Partner thirty (30) days from the date of such notice to cure the default or alleged default, prov:ded that any payment(s) owed
to Beneficiary under the Loan Documents during such 30-day period are paid to Bencﬁcnary in 'firll, and (iii) the default or alleged
default remains uncured beyond such 30-day period. Any notice to be given by Beneﬁcmry {0 the Limited Partmer pursuant 1o this
Section 4.10 may be given by Beneficiary giving the Limited Partner a copy of the defauh or ofhiér notice given to Grantor. Any
performance or compliance by the Limited Partner of Grantor’s obligations hereunder or under the other Loan Documents or the
Project Agreements shall not constitute an assumption by the Limited Partner of Grantor 's liability under, any such instrument, except
as otherwise expressly provided in such instrument. Nothing in this Section 4 10 shall obhgate the Lm{lted Partner to cure or attempt
to cure any default hereunder. ' :

b. Notices to Limited Partner. Notice!
directed to the address for the Limited Parmer set forth in Section 5:5 below o ¢
subsequently designate to Beneficiary in writing. Any such notice shall be deemed dehvered (i) when actually delivered to the Limited
Partner at such address, or (ii) three (3) calendar days after the notice has been’ deposned in the United States mails, postage prepaid,
certified or registered mail, addressed to the Limited Partner at such address. Re)ecnon or refusal to accept such a notice, or inability
to deliver such a notice because of changed address of whlch no notice of changed address was given, shall constitute delivery of such
notice.

5.1 Governing Law. 'I'hls@ped of Trust shall be govemed by the laws' e State of Oregon. In the event that any

provision or clause of any of the Loan Documcms conflicts wn.h app]u:able laws such conﬂlcts shall not aﬁ'ect other provisions of

and all other mstrumen si ;
loan evidenced by the Note: In' ﬁq;therance thereof Beneﬁcnary and Grantor stipulate and agree that none of the terms and provisions
contained inthe Loan Documents sha 1 ever be constmed to create a contract for the use, forbearance, or detention of money requiring
payment of interest at a rate in excess .f the maxunum "mterest rate permitted to be charged by the laws of the State of Oregon
governing the loan evidenced by the N e5 Grantor of any guarantor, endorser, or other party now or hereafter becoming liable for the
payment of the Note‘ shall never be liable for unearnéd interest on the Note and shall never be required to pay interest on the Note at a
rate in excess of the axunum interest that's ‘may be lawfully charged under the laws of the State of Oregon, and the provisions of this
Section shall control over. all other provxs ons of the Note and any other instrument executed in connection herewith that may be in
apparent conflict herethh" If a court of competent jurisdiction shall make a final determination that the performance of any provision
of the Note shall result in apayment of;an amount for such use, forbearance, or detention in excess of such rate, then (i) such provision
shall be deemed to be appropnalely, iodified to the extent necessary to reduce such amount to an amount not in excess of such rate;
and (ii) any such excess amounts theretofore received by the holder of the Note shall be deemed to have been applied to the
redemption at par of a like prmmpal amount of the Note, and all necessary reallocations of subsequent payments with respect to such
Note shall be made and appropriately annotated on such Note.

53 Statements by Grantor. Grantor, within ten (10) days after being given notice by mail, will furnish to Beneficiary a
written statement stating the unpaid principal of and interest on the Note and any other amounts secured by this Deed of Trust and
stating whether any offset or defense exists against such principal and interest.

5.4 Reconveyance by Trustee. Upon written request of Beneficiary stating that all sums secured hereby have been paid,
and upon surrender of this Deed of Trust and the Note to Trustee for cancellation and retention, and upon payment by Grantor of
Trustee’s fees, Trustee shall reconvey to Grantor, or the person or persons legally entitled thereto, without warranty, any portion of the
Trust Estate then held hereunder. The recitals in such reconveyance of any matters or facts shall be conclusive proof of the
truthfulness thereof. The grantee in any reconveyance may be described as “the person or persons legally entitled thereto.”

55 Notices. All notices, demands, requests, or other communication of any kind (a “notice”) that any party may be
required or may desire to serve upon another party hereunder shall be sufficient if given or made in writing and shall be deemed
delivered (a) when actually delivered to the addressee personally or at the address specified below, or (b) three (3) calendar days after
the notice has been deposited in the United States mails, postage prepaid, certified or registered mail, addressed to the party at the
address specified below. When any notice is given to Grantor, a copy of such notice will be delivered to Grantor’s limited partner(s) at
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the address set forth below. Rejection or refusal to accept a notice, or inability to deliver a notice because of changed address of which
no notice of changed address was given, shall constitute delivery of any such notice to the addressee. Any party hereto may, by
delivery of notice to the other parties, designate a different address.

Grantor: Turtle Creek Apartments Limited Partnership, an Oregon limited partnership
¢/o Housing and Community Services Agency of Lane County
177 Day Island Road
Eugene, OR 97401

Trustee: First American Title Insurance Company
200 SW Market Street, Suite 250
Portland, OR 97201

Beneficiary: Network for Oregon Affordable Housing
1020 SW Taylor, Suite 585
Portland, OR 97205

Limited Partner(s): NEF Assignment Corporation
120 S. Riverside Plaza
15" Floor

Chicago, IL 60606

shall be completely paid prior to the payment of the remaining and secured or pama'lly secured portion of the debt, and all payments
made on the debt, whether voluntary or under foreclosur€ or, other enforcement action: or procedure shall be considered to have been
first pard on and applred to the full payment of that pomon of the debt that is not secured or ﬁ.llly secured by the lien of this Deed of

5.9 Subrogation. To the extent that proceeds of lbe Note are used 10 pt
encumbrance against the Trust Estate such proceeds have been or w111 be advanced

d, ,such event; Beneﬁcra.ry shall continue to have and enjoy all of the rights
tates. In addmon, the foreclosure of the lien of this Deed of Trust shall not result in
application of the ']aw of merger as a matteriof law, oras a result of such foreclosure unless Beneficiary or any purchaser at any
such foreclosure sale shall so ele No act by or onbehalf of Beneficiary or any such purchaser shall constitute a termination of any
lease or sublease unless Bcneﬁcrary; uch purchaser shal] give written notice thereof to such tenant or subtenant.

5. 1 1 Late Charge. Grantor recogmzes that default by Grantor in making the payments under the Note and/or in any of the
other Loan Documents when due will resultin Beneficiary’s incurring additional expense servicing the loan, loss to Beneficiary of the
use of the money due; .and frustration to Beneﬁcrary in meeting its other loan commitments. In the event that any payment or portion
thereof (other than any "] qlloon payment” due upon maturity of the Note) is not paid within ten (10) days after the date it is due,
Beneficiary may collect, an the Grantor agrees to pay with such payment, a “late charge” of five percent (5%) for each dollar so
overdue as liquidated damag dr.th_e ‘additional expense of handling such delinquent payments. Such late charge represents the
reasonable estimate of Beneficiary, and Grantor of a fair, average compensation due to the failure of Grantor to make timely payments.
In the event that any “balloon payment” due on the maturity date of the Note is not paid within ten (10) days after the date it is due,
Beneficiary may collect, and Grantor agrees to pay with such payment, a late charge equal to the maximum late charge payable upon
the failure to pay a monthly installment under the Note. Such late charge shall be paid without prejudice to the right of Beneficiary to
collect any other amounts provided to be paid or to declare a default hereunder.

5.12 Severability: Modification. In the event that any provision or clause of any of the Loan Documents conflicts with
applicable laws, such conflicts shall not affect other provisions of such Loan Documents that can be given effect without the
conflicting provision, and to this end the provisions of the Loan Documents are declared to be severable. This instrument cannot be
waived, changed, discharged, or terminated orally, but only by an instrument in writing signed by the party against whom enforcement
of any waiver, change, discharge, or termination is sought.

5.13 Time of the Essence. Time is of the essence of this Deed of Trust, the other Loan Documents, and the Project
Agreements.

5.14 Relationship of Parties. All parties to this Deed of Trust agree and understand that in no event and under no
circumstances shall the relationship between Beneficiary and any other parties hereto be deemed a joint venture or partnership. All
parties hereby covenant and agree that in no event and under no circumstances shall Beneficiary be required to do any act or not do
any act that would result in Beneficiary’s being held to be responsible for the payment of any state or federal employee withholding
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tax. Grantor covenants and agrees to remain current at all times in the payment of any state or federal employee withholding tax.

5.15 Further Assurances. The parties agree to execute and deliver such further documents, instruments, and other
agreements as are necessary or convenient to carry out the terms and purposes of this Deed of Trust.

5.16  Attoney Fees. Without limiting any other provision of this Deed of Trust, in the event action is instituted to enforce,
interpret, or rescind this Deed of Trust or any of the other Loan Documents, or any term hereof or thereof, the prevailing party shall be
entitled to recover attorney fees and all other reasonable costs incurred in the action, whether in connection with arbitration, trial,
appeal, or collection of any judgment obtained, in addition to whatever other relief may be available to the party.

5.17  Limited Subordination. This Deed of Trust shall, to the extent provided below, be subordinate to such extended use
agreements and/or land use restrictive covenants as may be recorded from time to time in favor of the State of Oregon acting by and
through its Housing and Community Services Department with respect to the Trust Estate. This subordination shall cease to be
effective as of the earlier of (a) the date the Trust Estate is acquired by foreclosure (or instrument in lieu of foreclosure), or (b) upon
the termination of the “extended use period,” as defined in Section 42(h)(6)(D) of the Internal Revenue Code, as amended, or any
successor provision (the “Code™), or for such other reason provided in Section 42(h)(6)(E) of the Code. Provided, however, a
limitation on the eviction of existing low-income tenants and a limitation on any increase in the gross,rent with respect to units
occupied by such existing low-income tenants, for the term and to the extent provided in Section. 42('h)(6)(E)(u) of the Code, shall
survive such foreclosure or other termination of the extended use period applicable to the TrusL Estate. This subordination shall be
interpreted to constitute a subordination of this Deed of Trust, but only to the extent necessary o meet the requirements established
under Section 42(h)}(6)(B)(v) of the Code. m:'

2009, by

Notary Public for Oregon
My commission expires:
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EXHIBIT A

Legal Description of Property

Turtle Creek Apartments

LOT 21 AND LOT 22 OF TURTLE CREEK as platted and recorded September 20, 2006, as Instrument No. 2006-
068645 Lane County Oregon Official Records.




EXHIBIT B

[Permitted Exceptions]




PROMISSORY NOTE

$332,841.00 Portland, Oregon
March 2009

The undersigned ("Borrower"), for value received, hereby promises to pay to the order of the
NETWORK FOR OREGON AFFORDABLE HOUSING, an Oregon nonprofit public benefit
corporation (herein, together with its successors and assigns as holder of this Note, called "Lender"),
the principal sum of THREE HUNDRED THIRTY TWO THOUSAND EIGHT HUNDRED
FORTY ONE AND NO 100°s DOLLARS ($332,841.00) and to pay interest on the unpaid principal
balance of this Note from the date the loan is advanced at the rate of SEVEN AND THIRTY TWO
ONE HUNDREDTHS PERCENT (7.32%) per annum together With all costs and fees, including
reasonable attorney fees, incurred by Lender in enforcing the obligations of this No_té;.*

a. Interest Rate. Borrower represents that Borrower has obtained an allocation of
Oregon Affordable Housing Tax Credits ("OAHTC") in connection with this loan pursuant to ORS
317.097 and Oregon Administrative Rules pertaining thereto, resulting in Lender's ability to
conditionally provide Borrower a lower interest rate than Lender could otherwise provide. For so
long as the OAHTC is available with respect to the loan, the interest rate on the unpaid principal
balance of this Note shall be three and thirty two one hundredths percent (3.32%) per annum, subject
to the conditions and adjustments set forth in this paragraph. If the loan ceases to qualify for the
OAHTC for any reason (including, without limitation, expiration of the OAHTC or amendment of
the OAHTC to eliminate or reduce its availability), or if the available credit is ever less than the
lesser of (i) four percent (4%) of the average unpaid balance of the loan, or (ii) the difference
between the amount of finance charge actually charged on the loan and the amount of finance charge
that would have been charged on the loan had it not been subsidized but otherwise had been made
under like terms and conditions at the time the loan was made, then Borrower shall pay, indemnify,
defend, and hold Lender and any assignee of the OAHTC harmless from and against any loss, cost,
expense, or liability (including, without limitation, any income tax, interest, or penalties) suffered by
Lender or any assignee of the OAHTC by reason of the reduction or loss of the OAHTC. Borrower
further agrees that the interest rate on the outstanding principal balance shall be increased, up to the
original rate of 7.32% per annum, to the extent necessary to compensate Lender or any assignee of
the OAHTC for ‘s{ulch disdﬁaliﬁcation or reduction, as of the date of such disqualification or
reduction, or to the extent necessary to compensate Lender for any administrative fee charged by the
State of Oregon not. otherwise paid by Borrower. Upon any such interest rate adjustment, the
monthly installments of principal and interest provided herein shall be adjusted based on the new
interest rate but otherwise on the original amortization period and other payment terms of this Note.
Interest on amortized installment payments shall be calculated on a 360-day year comprised of
twelve 30-day months; otherwise interest payments shall be calculated on a 365-day year and the
actual number of days elapsed. Principal and interest shall be payable as hereinafter provided.
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b. Payment. Borrower shall pay equal monthly installments to Lender based on
the then-current interest rate hereunder and a 30-year amortization, commencing on May, 1, 2009,
and continuing on the same day of each successive month thereafter until the Maturity Date. If the
loan is advanced on a date that is more than one month from the first installment date, interest for the
period exceeding one month shall be payable on the date of the advance. If the loan isadvanced ona
date that is less than one month from the first installment date, Borrower shall pay the full
installment amount and the amount of such payment that exceeds interest actually accrued shall be
applied to principal. Principal and interest payments due hereunder a.,,rpzb’ayable to Lender at 1020
S.W. Taylor St., Suite 585, Portland, Oregon 97205, or such other place as Lender may direct, in
such coin or currency of the United States of America as at the time of payment shall be legal tender
for the payment of public and private debts. RO it

c. Application of Payments. Unless an event of default has occurred and is
continuing under the Loan Documents, all payments hereunder shall be applied first to late charges,
costs of collection or enforcement, and other similar amounts due, if any, under this Note and the
other Loan Documents, then to interest that is due and payable under this Note, and the remainder to
principal due and payable under this Note. If an event of default has oc_gufred and is continuing, such
payments may be applied to sums due hereunder or under the other Loan Documents in any order
and combination that Lender may, in its sole discretion, determine.

d. Prepayment. During the first ‘ten (10) years of the Note term beginning
with the date of the Note (the “Yield Maintenance Period”) and upon giving Lender sixty (60)
days prior written notice, Borrower may prepay the entire unpaid principal balance of the Note
(no partial prepayments ‘are permitted) on the business day before a scheduled monthly payment
date by paying, in addition to the entire unpaid principal balance, accrued interest, and any other
sums due Lender at the time of prepayment, a prepayment premium equal to the greater of:

(1) . 1%of 'thé: amount of principal being prepaid; or
2) The i)roduct obtained by multiplying:
';]}'(i) the amount of principal being prepaid; by

(i)  the difference obtained by subtracting from the interest rate
on the Note the yield on the U.S. Treasury Security then outstanding with a maturity and coupon
rate closest to those on the Note (the “Yield Rate”), as the Yield Rate is reported in the Wall
Street Journal on the fifth business day preceding the date notice of prepayment is given to
Lender; by

(iii)  the present value factor calculated using the following
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formula:

1-(1+n)™

r

[r=  Yield Rate

n=  the number of years, and any fraction thereof, remaining
between the prepayment date and the explratlon of the Yield
Maintenance Period]. ‘

In the event that no Yield Rate is published on the U.S. Treasury Security described
above, then the nearest equivalent Treasury Security shall be selected at Lender’s sole discretion.
If the publication of such yield rates in the Wall Street Journal is discontinued, Lender. shall
select a security with a comparable rate and term to the U S. Treasury Security described in
subparagraph (2)(ii) above. R

After the expiration of the Yield Maintenance Period and upon glvmg Lender sixty (60) days prior
written notice, Borrower may prepay the entire unpaid principal balance of the Note (no partial
prepayments are permitted) on the business day before a scheduled monthly payment date by paying,
in addition to the entire unpaid principal balance, accrued interest, and any other sums due Lender at
the time of prepayment, a prepayment premium equal to one percent (1%) of the unpaid principal
balance of the Note. Borrower shall pay the prepayment premium due under this paragraph whether
the prepayment is voluntary or.involuntary (in connection with Lender’s acceleration of the unpaid
principal balance of the Note) or the Deed of Trust is satisfied or released by foreclosure (whether by
power of sale or judicial proceedmg) deed in lieu of foreclosure, or by any other means. Borrower

shall not pay any prepayment premlum with respect to any prepayment occurring as a result of the

application of insurance proceeds or condemnation awards under the Deed of Trust.

: eM turity. The entire principal balance and any accrued interest on this Note
shall be pald in full on or before April 1, 2039 (the "Maturity Date").

. f.Loan Do'cuments This Note is issued under the provisions of a Term Loan
Agreement of even date herewith, between Borrower and Lender (the "Agreement"). This Note is
secured by a Deed of Trust with Absolute Assignment of Leases and Rents, Security Agreement, and
Fixture Filing ("Deed of Trust") on real and personal property situated in Lane County, Oregon (the
"Property"), and a Pledge and Security Agreement (the "Pledge"), each dated as of the date hereof, to
which reference is hereby made for a description of the nature and extent of the security provided
thereby and the rights and limitations of rights of Lender and of Borrower in respect of such security.
This Note, the Agreement, the Deed of Trust, the Pledge, and all other documents and instruments
executed in connection with or to secure this Note are collectively referred to as the "Loan
Documents."
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g. Project Agreements. Borrower and/or Borrower's general partner have
previously entered into certain agreements affecting the Property or the use or development thereof,
as set forth in Exhibit C to the Agreement. These agreements are collectively referred to as the
"Project Agreements."

h. Acceleration/Default Rate. If default occurs with respect to any payment or
other obligation herein provided for, or if an event of default occurs under any of the other Loan
Documents or the Project Agreements, the principal amount of this Note and any accrued interest
and all other indebtedness secured or to be secured by the Loan Documents may, be declared due and
payable in the manner and with the effect provided in the Loan Documents and the same shall
thereafter bear interest at the then-current interest rate of this Note plus four percent (4%) per annum,;
provided, however, that Lender shall not declare all sums owing hereunder 1mmed1ate1y due and
payable if (i) a payment is made within ten (10) days of the date such payment is due, or (ii) any
default other than a payment default is cured within thirty (30) days after written notice from Lender
to Borrower of such default or, if such default cannot be cured within such 30-day period through the
exercise of reasonable diligence, if Borrower commences the required cure within such 30-day
period and thereafter continues such cure with diligence to completlon Failure to exercise this
option shall not constitute a waiver of the right to exercise the same at any other time.

Notwithstanding the foregoing, in the event of a default or alleged default hereunder by
Borrower, Lender shall not be entltled to declare all sums owmg hereunder 1mmed1ately due and
Corporation, an Illinois not-for-proﬁt corporatlon as:nominee (the “lelted Partner”), written
notice of such default or alleged default, spe01fymg the nature of the default or alleged default
and the required cure, (11) Lender. has ‘pursuant to such notice, given the Limited Partner thirty
(30) days from the date of such notlce to cure the default or alleged default, provided that any
payment(s) owed to Lender under the Loan Documents during such 30-day period are paid to
Lender in full, and (iii) the default or alleged default remains uncured beyond such 30-day
period. Any notice to be given by Lender to the Limited Partner pursuant to this Section (h) may
be given by Lender giving the Limited Partner a copy of the default or other notice given to
Borrower. Any performance or compliance by the Limited Partner of Borrower’s obligations
hereunder or under: the other Loan Documents or the Project Agreements shall not constitute an
assumption by the L1m1ted Partner of Borrower’s liability under any such instrument, except as
otherwise expressly. pr0v1ded in such instrument. Nothing in this Section (h) shall obligate the
Limited Partner to cure or attempt to cure any default hereunder.

Notices to the Limited Partner pursuant to this Section (h) shall be directed to the

address for the Limited Partner set forth in Section 10.2 of the Term Loan Agreement, or such
other address as the Limited Partner may subsequently designate to Lender in writing. Any such
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notice shall be deemed delivered (i) when actually delivered to the Limited Partner at such
address, or (ii) three (3) calendar days after the notice has been deposited in the United States
mails, postage prepaid, certified or registered mail, addressed to the Limited Partner at such
address. Rejection or refusal to accept such a notice, or inability to deliver such a notice because
of changed address of which no notice of changed address was given, shall constitute delivery of
such notice. '

1. Late Charge. Borrower recognizes that a default by Borrower in making
the payments under this Note and/or any of the other Loan Documentg;; when due will result in
Lender's incurring additional expense servicing the loan, loss to Lender of the use of the money
due, and frustration to Lender in meeting its other loan commitments. In the event that any
payment or portion thereof is not paid within ten (10) days after the date it is due, the holder
hereof may collect, and Borrower agrees to pay with such payment, a "late charge" of five
percent (5%) of each dollar so overdue as liquidated damages for the additional expense of
handling such delinquent payments. In the event any "balloon payment" due on the maturity
hereof is not paid within ten (10) days after the date it is due; the holder hereof may collect, and
Borrower agrees to pay with such payment, a late charge equal to the maximum late charge
payable upon the failure to pay a monthly installment hereunder.:.Such late charge represents the
reasonable estimate by the parties of a fair, average compensation ¢ due to the failure of Borrower
to make timely payments. Such late charge shall be paid without' preJudlce to the rights of the
holder hereof to collect any other amounts prov1ded to be pard or to declare a default hereunder
or under the other Loan Documents

j- Collecﬁon Costs In the event that Borrower defaults with respect to any
payment provided for herem or in case of an event of default under any of the Loan Documents,
Lender shall have the right, at Borrower's expense, to retain an attorney or collection agency to make
any demand, enforce any remedy, or otherwise protect its rights under this Note and the other Loan
Documents. Borrower hereby promises to pay all costs, fees, and expenses so incurred by Lender,
including, without limitation, reasonable attorney fees (with or without arbitration or litigation),
arbitration .and court costs, notlce expenses, and title search expenses, and the failure of the
defaulting Borrower to pay the. same shall, in itself, constitute a further and additional default. In the
event that suit or actlon or arbltratron is 1nst1tuted by Lender to enforce this Note or any rights under

by statute or otherwrse “such sums as the court may adjudge reasonable as attorney fees in such
proceeding and on any appeals from any judgment or decree entered therein and the costs and
attorney fees for collection of the amount due therein.

Borrower further agrees to pay immediately upon demand all costs and expenses

of Lender including reasonable attorney fees: (i) if Lender seeks to have the Property securing the
Loan abandoned by any estate in bankruptcy, (ii) if Lender attempts to have any stay or inj unction
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prohibiting the enforcement or collection of the Note, prohibiting the foreclosure of the Deed of
Trust, or prohibiting the enforcement of the Deed of Trust or any other Loan Document lifted by any
bankruptcy or other court, (iii) if Lender participates in any subsequent proceedings or appeals from
any order or judgment entered in any such proceeding, (iv) if Lender deems it appropriate to file a
proof of claim or in any other manner participate in any bankruptcy or similar proceedings, or (v) if
Lender retains legal counsel in connection with any amendments or modlﬁcatlons to this Note, the
Deed of Trust, or any other Loan Documents. o

k. Limited Recourse Provisions. Except as otherwise provided in this section (k), no
partner of Borrower shall be personally liable for the payment of principal, interest, or other
amounts that may become due and payable under the Loan Documents. Lender shall not seek,
take, or obtain against such partner any deficiency judgment for amounts remammg unpaid under
the Loan Documents after all the security for the Loan (including without limitation: hazard
insurance proceeds and condemnation awards with respect to the Property) has been applied to
payment of all amounts owed to Lender under the Loan Documents provided, however, that a
judgment may be sought against Borrower or its constituent owners or both, to the extent
necessary to enforce the rights of Lender in, to, or against the’ Property Notwithstanding the
foregomg, Borrower, and each general partner of Borrower, to the; extent allowed by law, shall be
and remain personally liable and promises to pay Lender for the followmg (i) all loss, damage,
cost, and expense (including without limitation attorney f fees at trial or on appeal) suffered by
Lender as a result of fraud, material misrepresentation, or bad faith by Borrower or its general
partner(s) or its/their agents, or as a result of the waste of the Property; (ii) all rents, revenues,
issues, and profits from the Property (x) received during the period of any default under the Loan
Documents and (y) not applied to payment of the indebtedness evidenced by this Note or other
sums owing to Lender-under the Loan Documents or to payment of the normal operating
expenses of the Property; (111) all security deposits and rent from the Property collected more than
one month in advance that are not earned at the time of occurrence of any default under the Loan
Documents and that are-not applied to payment of such indebtedness or other sums owing to
Lender or to payment of the normal operating expenses of the Property; (iv) all insurance
proceeds and condemnation awards with respect to the Property that are not applied in
accordance wrth the provisions of the Loan Documents, as well as any expenditures, damages, or
costs (including without limitation attorney fees) incurred by Lender as a result of such
misapplication; (v) any and all costs to repair the Property that are not reimbursed by insurance to
the extent insurance is’ requlred by the Loan Documents; (vi) any and all sums due under the
Certificate and Indemnity Regarding Hazardous Substances of even date herewith executed by
Borrower; and (vii) all real estate taxes and assessments due, accrued, or payable up until the
time that Lender is vested in fee title ownership of the Property. Nothing contained in this
section shall be deemed to release, affect, or impair the indebtedness evidenced by this Note or
the security therefor or Lender’s rights to enforce its remedies under the Loan Documents,
including any remedy for injunctive or other equitable relief.
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L. Time. Time is of the essence. All reimbursements and payments required by this
Note other than regularly scheduled installments of principal and interest and any balloon payment
due on the Maturity Date shall be immediately due and payable on demand.

m. Waiver. Each and every maker hereof agrees that they have received valuable
consideration hereunder, that they sign this Note as makers and not as sureties, and that any and all
suretyship defenses are hereby waived. Borrower for itself and all drawers and endorsers severally
waives presentment for payment, protest, notice of protest, and notice of nonpayment of this Note,
and consents to any and all extensions of time, renewals, waivers; or modlﬁcatlons that may be
granted by Lender with respect to the payment or other prov1510ns of this Note, and to any
substitution, exchange, or release of the collateral for this Note or any part thereof; w1th or without
substitution of such collateral. ‘ !

n. Governing Law. This Note shall be govemed by the laws of the State of Oregon.

BORROWER:

-
TURTLE CREEK APARTMENTS LIMITED
PARTNERSHIP, an Oregon limited partnership

By: Housmg and Commumty Services Agency of Lane
County, General Partner

By:
Name:
Title:
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02/10/2009

4:49:;

17 PM

Anita Young
5495 A St Apt 40
Springfield, OR 97478

H.M.S for Windows
FAMILY INFORMATION/RENT

Project: Vouchers- HCV
Action - Interim

Move In Date - 07-06-2006 Tenant Rent - (48.00)
Effective Date - 03-01-2009 HAP Amount-  460.00
Next Re-exam - 08-01-2009 Landlord-Marjorie R Simons

Page |

R U PR ff}'_f Py FANIILY COMPOSITION =~ .- .. - - — Race —"
# Member Name - " SSN ... ~Mbr Gndr Dateof Birth Age Eldrly Dsbid - WBNAP Ethnic
Anita Young XXX-XX-7638 H F 07-02-1964 44 N N YNNNN N
Family Member Count: 1
# Member Name o - ‘Source v Value -~ % - .7 " " Asset Income
Anita Young US Bank Checking Acct 6.00 0.00000% 0.00
Total Family Assets: $6.00 $0.00
#. Member Name = - " Source . Amount ‘Freq Excl Amt Annual Income
Anita Young Other Nonwage S 7.50 12 0.00 90.00
Asset Income 0.00 1 0.00
Total Family Income: $0.00 $90.00
Tenant Signature: Approved by: Date:




02/10/2009 H.M.S. for Windows

4:49:49 PM Tenant Preliminary Rent Information
Donna McKenny For Project: S8 Vouchers Vouchers - HCV
|Young, Anita L. | XXX-XX-7638 || 541-285-6592 cell ]
Effective Date: 3/1/2009 Interim Next Annual Recert:  8/1/2009
Number of Family Members: 1
Income: 90.00
Allowances: 0.00
Adjusted Annual Income: 90.00
30 % of Adjusted Monthly Income: 2.00
10 % of Monthly Income: 1.00
Welfare Rent:
Minimum Rent: 0.00
TTP: 2.00
Contract Rent: 460.00
Utility Allowance: 50.00
Gross Rent: 510.00
Payment Standard: 561.00
Tenant -48.00
HAP: 460.00

(tencalc.qrp)



I I A‘ S A Housing And Community Services Agency of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755 | Fax (541) 682-3411 | TTY (541) 682-3412

February 10, 2009

Anita Young
5495 A St Apt 40
Springfield OR 97478

Your new rent amount is $0. This new amount will go into effect 03-01-2009.

Your income redetermination has been completed and your annual income has been
verified. All possible deductions and allowances have been subtracted from your
annual income. Your Tenant Rent is based on the adjusted annual income.

You may be entitled to a utility reimbursement check. If this applies to you, you will
receive $48 each month to assist you in paying your utilities.

You may have an opportunity for an informal hearing to consider whether the
determination of the amount of the Tenant Rent was determined according to HUD
regulations and Housing Agency rules. Should you wish to request such a hearing, you
must notify the Housing Agency no later than 14 days from the date of this letter to set
up a time for the hearing.

If your rent has been lowered at your request between regularly scheduled interviews,
IT IS YOUR RESPONSIBILITY TO NOTIFY OUR AGENCY OF ANY INCREASE IN
INCOME, IMMEDIATELY. Failure to report income after an interim review could result
in your being terminated from the program or repayment of back rent that we may have
overpaid in your behalf.

Please let me know if you have any questions regarding this income review.
Sincerely,

Donna McKenny
Income Analyst

PLEASE NOTE: Any adult who has been removed from your household cannot return to your
household until at least 12 months have elapsed from the effective date listed above.



HA‘ S A Housing And Community Services Ageng of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755 | Fax (541) 682-3411 | TTY (541) 682-3412

February 10, 2009

Marjorie R Simons
498 63rd St
Springfield OR 97478

Provision is made, in accordance with HUD established schedules and criteria (HAP
Contract, Section 3(B) or 9(B)), that the amount of rent payable by the Housing Agency
on behalf of the resident and the amount payable by the resident may change by
reason of changes in the income of the family or the family composition.

Due to a change in the family circumstances of your tenant:

Anita L Young
5495 A St Apt 40 Springfield OR 97478

Rent Portion Change: Effective 03-01-2009, the Contract Rent is $460, and you will
receive $0 for rent from the resident and $460 for rent from the Housing Agency. If you
have requested a change in the Contract Rent, that change would be reflected in the
total of the Tenant Rent and the Housing Assistance Payment. The tenant has also
received written notice of this change.

Under the terms of the Lease Agreement or Lease Addendum, the Tenant Family has
agreed to restrict the use and occupancy to the specific persons listed on the Lease
Agreement (Section 7(a) or Section 5). If there has been a request to add a person or
persons to the household, the person(s) you have approved will go into effect on 03-01-
2009. If someone is living in the household who is not listed as a current family
member, please call the Housing Coordinator Team at (541) 682-3756.

PLEASE ATTACH THIS NOTICE TO YOUR CONTRACT AND LEASE AGREEMENT.

Sincerely,

Housing Agency Staff

=Y

EQUAL HOUSING
OPPORTUNITY



DATA SHEET

VOUCHER NO. HCV-2618 PROGRAM: Vouchers BR SIZE: 1

TENANT NAME: Anita L Young
UNIT ADDR: 5495 A St Apt40 Springfield OR 97478
TENANT MAILING ADDDR: 5495 A St Apt 40
Springfield OR 97478
PHONE: 541-285-6592 cell IA CODE: Donna McKenny
NEW CONTRACT RENT: $460 ELD: N DIS: N
NEW TENANT RENT: $0 FSS PARTICIPANT: N
NEW UAP: $48
NEW HAP AMOUNT: - $460

TENANT MOVE IN DATE: 07-06-2006

#

OWNER NAME: Marjorie R Simons
OWNER ADDRESS: 498 63rd St Springfield OR 97478

OWNER PHONE: TAX ID: 544440643 OWNER NO.: 2650
AGENT NAME: Marjorie R Simons
AGENT ADDR: 498 63rd St

Springfield OR 97478
AGENT PHONE: (541) 747-3563

M
et e —————— bt

EFFECTIVE DATE: 03-01-2009 NEXT RE-EXAM: 08-01-2009
COMMENTS:

SUBMITTED BY: Donna M. CERTIFIED BY: DATE SUBMITTED: 2/10/09
OVERPAYMENT: § TRANS TYPE: WITHHOLD HAP/UAP:

DATA to LuWanna OR SUMMARY for File



I | A‘ S A Housing And Community Services Agency of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755| Fax (541) 682-3411 | TTY (541) 682-3412

February 10, 2009

Anita Young
5495 A St Apt 40
Springfield OR 97478

Your new rent amount is $0. This new amount will go into effect 03-01-2009.

Your income redetermination has been completed and your annual income has been
verified. All possible deductions and allowances have been subtracted from your
annual income. Your Tenant Rent is based on the adjusted annual income.

You may be entitled to a utility reimbursement check. If this applies to you, you will
receive $48 each month to assist you in paying your utilities.

You may have an opportunity for an informal hearing to consider whether the
determination of the amount of the Tenant Rent was determined according to HUD
regulations and Housing Agency rules. Should you wish to request such a hearing, you
must notify the Housing Agency no later than 14 days from the date of this letter to set
up a time for the hearing.

If your rent has been lowered at your request between regularly scheduled interviews,
IT IS YOUR RESPONSIBILITY TO NOTIFY OUR AGENCY OF ANY INCREASE IN
INCOME, IMMEDIATELY. Failure to report income after an interim review could resuit
in your being terminated from the program or repayment of back rent that we may have
overpaid in your behalf.

Please let me know if you have any questions regarding this income review.

Sincerely,

Donna McKenny
Income Analyst

PLEASE NOTE: Any adult who has been removed from your household cannot return to your
household until at least 12 months have elapsed from the effective date listed above.



I I A‘ S A Housing And Community Services Ageng of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755 | Fax (541)682-3411 | TTY (541) 682-3412

February 10, 2009

Marjorie R Simons
498 63rd St
Springfield OR 97478

Provision is made, in accordance with HUD established schedules and criteria (HAP
Contract, Section 3(B) or 9(B)), that the amount of rent payable by the Housing Agency
on behalf of the resident and the amount payable by the resident may change by
reason of changes in the income of the family or the family composition.

Due to a change in the family circumstances of your tenant:

Anita L Young
5495 A St Apt 40 Springfield OR 97478

Rent Portion Change: Effective 03-01-2009, the Contract Rent is $460, and you will
receive $0 for rent from the resident and $460 for rent from the Housing Agency. |f you
have requested a change in the Contract Rent, that change would be reflected in the
total of the Tenant Rent and the Housing Assistance Payment. The tenant has also
received written notice of this change.

Under the terms of the Lease Agreement or Lease Addendum, the Tenant Family has
agreed to restrict the use and occupancy to the specific persons listed on the Lease
Agreement (Section 7(a) or Section 5). If there has been a request to add a person or
persons to the household, the person(s) you have approved will go into effect on 03-01-
2009. If someone is living in the househoid who is not listed as a current family
member, please call the Housing Coordinator Team at (541) 682-3756.

PLEASE ATTACH THIS NOTICE TO YOUR CONTRACT AND LEASE AGREEMENT.

Sincerely,

Housing Agency Staff

=Y

EQUAL HOUSING
OPPORTUNITY



DATA SHEET

VOUCHER NO. HCV-2618 PROGRAM: Vouchers BR SIZE: |

TENANT NAME: Anita L Young

UNIT ADDR: 5495 A St Apt 40 Springfield OR 97478
TENANT MAILING ADDDR: 5495 A St Apt40
Springfield OR 97478
PHONE: 541-285-6592 cell IA CODE: Donna McKenny
NEW CONTRACT RENT: $460 ELD: N DIS: N
NEW TENANT RENT: $0 FSS PARTICIPANT: N
NEW UAP: $48
NEW HAP AMOUNT: $460

TENANT MOVE IN DATE: 07-06-2006

e —— e ——
#

OWNER NAME: Marjorie R Simons
OWNER ADDRESS: 498 63rd St Springfield OR 97478

OWNER PHONE: TAX ID: 544440643 OWNER NO.: 2650
AGENT NAME: Marjorie R Simons
AGENT ADDR: 498 63rd St

Springfield OR 97478
AGENT PHONE: (541) 747-3563

M
T — — — @ @ — — / / / /  — —/—/m——mm—/—/—/—/—/—/—/—/—/—//————

EFFECTIVE DATE: 03-01-2009 NEXT RE-EXAM: 08-01-2009
COMMENTS:
SUBMITTED BY: Donna M. CERTIFIED BY: DATE SUBMITTED: 2/10/09

OVERPAYMENT: § TRANS TYPE: WITHHOLD HAP/UAP:

DATA to LuWanna OR SUMMARY for File



I l A ‘ S A Housing And Community Services Agency of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755 | Fax (541)682-3411 | TTY (541) 682-3412

February 10, 2009

Anita Young
5495 A St Apt 40
Springfield OR 97478

Your new rent amount is $0. This new amount will go into effect 03-01-2009.

Your income redetermination has been completed and your annual income has been
verified. All possible deductions and allowances have been subtracted from your
annual income. Your Tenant Rent is based on the adjusted annual income.

You may be entitled to a utility reimbursement check. If this applies to you, you will
receive $48 each month to assist you in paying your utilities.

You may have an opportunity for an informal hearing to consider whether the
determination of the amount of the Tenant Rent was determined according to HUD
regulations and Housing Agency rules. Should you wish to request such a hearing, you
must notify the Housing Agency no later than 14 days from the date of this letter to set
up a time for the hearing.

If your rent has been lowered at your request between regularly scheduled interviews,
IT IS YOUR RESPONSIBILITY TO NOTIFY OUR AGENCY OF ANY INCREASE IN
INCOME, IMMEDIATELY. Failure to report income after an interim review could resuit
in your being terminated from the program or repayment of back rent that we may have
overpaid in your behalf.

Please let me know if you have any questions regarding this income review.
Sincerely,

Donna McKenny
Income Analyst

PLEASE NOTE: Any adult who has been removed from your household cannot return to your
household until at least 12 months have elapsed from the effective date listed above.
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OPPORTUNITY



HA C SA Housing And Community Services Ageng of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755 | Fax (541) 682-3411 | TTY (541) 682-3412

February 10, 2009

Marjorie R Simons
498 63rd St
Springfield OR 97478

Provision is made, in accordance with HUD established schedules and criteria (HAP
Contract, Section 3(B) or 9(B)), that the amount of rent payable by the Housing Agency
on behalf of the resident and the amount payable by the resident may change by
reason of changes in the income of the family or the family composition.

Due to a change in the family circumstances of your tenant:

Anita L Young
5495 A St Apt 40 Springfield OR 97478

Rent Portion Change: Effective 03-01-2009, the Contract Rent is $460, and you will
receive $0 for rent from the resident and $460 for rent from the Housing Agency. If you
have requested a change in the Contract Rent, that change would be reflected in the
total of the Tenant Rent and the Housing Assistance Payment. The tenant has also
received written notice of this change.

Under the terms of the Lease Agreement or Lease Addendum, the Tenant Family has
agreed to restrict the use and occupancy to the specific persons listed on the Lease
Agreement (Section 7(a) or Section 5). If there has been a request to add a person or
persons to the household, the person(s) you have approved will go into effect on 03-01-
2009. If someone is living in the household who is not listed as a current family
member, please call the Housing Coordinator Team at (541) 682-3756.

PLEASE ATTACH THIS NOTICE TO YOUR CONTRACT AND LEASE AGREEMENT.

Sincerely,

Housing Agency Staff

=Y

EQUAL HOUSING
OPPORTUNITY



DATA SHEET

VOUCHER NO. HCV-2618 PROGRAM: Vouchers BR SIZE: |
TENANT NAME: Anita L Young
UNIT ADDR: 5495 A St Apt 40  Springfield OR 97478
TENANT MAILING ADDDR: 5495 A St Apt 40
Springfield OR 97478
PHONE: 541-285-6592 cell IA CODE: Donna McKenny
NEW CONTRACT RENT:  $460 ELD: N DIS: N
NEW TENANT RENT: $0 FSS PARTICIPANT: N
NEW UAP: $48
NEW HAP AMOUNT: $460

TENANT MOVE IN DATE: 07-06-2006

#

OWNER NAME: Marjorie R Simons
OWNER ADDRESS: 498 63rd St Springfield OR 97478

OWNER PHONE: TAX ID: 544440643 OWNER NO.: 2650
AGENT NAME: Marjorie R Simons
AGENT ADDR: 498 63rd St

Springfield OR 97478
AGENT PHONE: (541) 747-3563

—____;____——ﬁ———————————

EFFECTIVE DATE: 03-01-2009 NEXT RE-EXAM: 08-01-2009
COMMENTS:

SUBMITTED BY: Donna M. CERTIFIED BY: DATE SUBMITTED: 2/10/09
OVERPAYMENT: § TRANS TYPE: WITHHOLD HAP/UAP:

DATA to LuWanna OR SUMMARY for File



‘ ' I A‘ S A Housing And Community Services Agency of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755 | Fax (541) 682-3411 | TTY (541)682-3412

February 10, 2009

Anita Young
5495 A St Apt 40
Springfield OR 97478

Your new rent amount is $0. This new amount will go into effect 03-01-2009.

Your income redetermination has been completed and your annual income has been
verified. All possible deductions and allowances have been subtracted from your
annual income. Your Tenant Rent is based on the adjusted annual income.

You may be entitled to a utility reimbursement check. If this applies to you, you will
receive $48 each month to assist you in paying your utilities.

You may have an opportunity for an informal hearing to consider whether the
determination of the amount of the Tenant Rent was determined according to HUD
regulations and Housing Agency rules. Should you wish to request such a hearing, you
must notify the Housing Agency no later than 14 days from the date of this letter to set
up a time for the hearing.

If your rent has been lowered at your request between regularly scheduled interviews,
IT IS YOUR RESPONSIBILITY TO NOTIFY OUR AGENCY OF ANY INCREASE IN
INCOME, IMMEDIATELY. Failure to report income after an interim review could result
in your being terminated from the program or repayment of back rent that we may have
overpaid in your behalf. :

Please let me know if you have any questions regarding this income review.
Sincerely,

Donna McKenny
Income Analyst

PLEASE NOTE: Any adult who has been removed from your household cannot return to your
household until at least 12 months have elapsed from the effective date listed above.



I I A‘ S A Housing And Community Services Ageng of Lane County
177 Day Island Road, Eugene, OR 97401-2484

(541) 682-3755 | Fax (541) 682-3411 | TTY (541) 682-3412

February 10, 2009

Marjorie R Simons
498 63rd St
Springfield OR 97478

Provision is made, in accordance with HUD established schedules and criteria (HAP
Contract, Section 3(B) or 9(B)), that the amount of rent payable by the Housing Agency
on behalf of the resident and the amount payable by the resident may change by
reason of changes in the income of the family or the family composition.

Due to a change in the family circumstances of your tenant:

Anita L Young
5495 A St Apt 40 Springfield OR 97478

Rent Portion Change: Effective 03-01-2009, the Contract Rent is $460, and you will
receive $0 for rent from the resident and $460 for rent from the Housing Agency. If you
have requested a change in the Contract Rent, that change would be reflected in the
total of the Tenant Rent and the Housing Assistance Payment. The tenant has also
received written notice of this change.

Under the terms of the Lease Agreement or Lease Addendum, the Tenant Family has
agreed to restrict the use and occupancy to the specific persons listed on the Lease
Agreement (Section 7(a) or Section 5). If there has been a request to add a person or
persons to the household, the person(s) you have approved will go into effect on 03-01-
2009. If someone is living in the household who is not listed as a current family
member, please call the Housing Coordinator Team at (541) 682-3756.

PLEASE ATTACH THIS NOTICE TO YOUR CONTRACT AND LEASE AGREEMENT.

Sincerely,

Housing Agency Staff

=Y

EQUAL HOUSING
OPPORTUNITY



DATA SHEET

VOUCHER NO. HCV-2618 PROGRAM: Vouchers BR SIZE: 1
TENANT NAME: Anita L Young
UNIT ADDR: 5495 A St Apt40 Springfield OR 97478
TENANT MAILING ADDDR: 5495 A St Apt 40
Springfield OR 97478
PHONE: 541-285-6592 cell IA CODE: Donna McKenny
NEW CONTRACT RENT:  $460 ELD: N DIS: N
NEW TENANT RENT: $0 FSS PARTICIPANT: N
NEW UAP: $48
NEW HAP AMOUNT: $460

TENANT MOVE IN DATE: 07-06-2006
#

OWNER NAME: Marjorie R Simons
OWNER ADDRESS: 498 63rd St Springfield OR 97478

OWNER PHONE: TAX ID: 544440643 OWNER NO.: 2650
AGENT NAME: Marjorie R Simons
AGENT ADDR: 498 63rd St

Springfield OR 97478
AGENT PHONE: (541) 747-3563

M
e, ,—€—€——— ™ ™ — — ————

EFFECTIVE DATE: 03-01-2009 NEXT RE-EXAM: 08-01-2009
COMMENTS:

SUBMITTED BY: Donna M. CERTIFIED BY: DATE SUBMITTED: 2/10/09
OVERPAYMENT: $ TRANS TYPE: WITHHOLD HAP/UAP:

DATA to LuWanna OR SUMMARY for File





