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SUBJECT: PIIB II{\{ESTMENT COMMITTEE RECOMMENDED APPROVAL Otr'T8.
 
YEAR TAX E)ruMPTION EXTENSION REQUESTED By HAZ,ELWOOD
 
GROI]P LtC F:OR TTIE PORTION OF'TTTßHAZ,EL \ryOOD RETIRDMENT
 
COMMTJNITY REQIJIRED TO BE RESERVED FOR HOUSEHOLDS AT
 
OR BELOW 80 PETTCENT AREA MENDIAN F'AMILY INCOME.
 

PROJECT DESCRIPTION 

Project Name: Hazelwood Retirement Community
 
Applicant: Ifazelwood Group LLC
 

The Hazelwood Retirement Comrnunity is located af IIg33 NE Davis St. near NE l}2ndAvenue and 
Glisan Street on a 3 5,000 square foot rectangular site, v¡hich is part of a 17 -acre a mixed-use shopping 
center. It is three blocks from the l2}ndAVenue and E Bumside MAX light rail station. The site is 
zo¡ed Central Cornmercial with a design overlay (CXd). (See Hazelwood Photos and Site Map.) 

PROJEçT TNFORMATiON 

The project is the upper three stories ofa four-story structure over small retail shops between a 
Safeway and Target departrnent store. It has 120 unils of congregate housing for people 62 years old 
or older. The project ptovides additional services including: meals, on-site activity director, van . 

hansportatior¡ 	24-hour altendant, a¡rd 24-hou¡ security. 

PROJECT REOUEST 

Ttre projec! owner, The Hazelwood Group LLC, requesls an extension of thp tax exemption on the 
entire improvement value of the project. The reason for request is to preserve the financial viability of 
the project for the dwation of the required period of affordability for 80 percent of the urits, which 
ends in 2029. 
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The Project has three regulatory agreements. The ten year City Ordinance for the original Transit 
Oriented Development tax abatement minors the recorded PDC/PI{B regulatory agreement that 
restricts 28 studios and 8 one bedrooms at 50% MFI, 4 onebedroom units at 60% MFI, arrd 56 one 
bedrooms at75o/o MFI tlrough July 2028. PFIB's restriction lasts 15 years beyond the maturity ofthe 
PFIB loan. the remaining 24 two bedroom units are unreshicted. The state's recorded Regulatqry 
Agreement and Declaration of Restrictive Covenants are less reshictive than PIIB's affordability 
requirementìsince it reshicts only 24 units at S}yoMFI through November 15,2029. 

PROGRAM BÄCKGROUND 

The Ilazelwood Retirement Cornmunity had a lO-year limited tax exemption allowed under City 
Code Chapter 3.103, the TOD tax exemption progmm. This program is available in MAX light 
rail station areas and other transit:oriented areas. This exemption applies to the improvements 
but not the land. Both the State Statutes that enable this program and City Code Chapter 3.103 
allow a tax exemption to be granted [or extendedl to existing projects thal are subject, or will be 
subject, to a public assistance contract to provide low income housing through June 30 of the 
year that the contract expires. 

The City advocated at the State Legislahre in the i990s for the change to the State stahrúes that 
authorize the City's NMUH and TOD programs to allow low income housing subject to a public 
assistance contract to þrovide low income housing to receive the exemption for more than 10 
years. fhe'City wanted to be able to offer a tax eiemption to private owners providing low 
income housing as an incentive for continuing to participate in public housing assistance 
contracts such as those with the Section I program. The State Legislature approved this change 
but the City did not incorporate it into our City Code regulations for the NMUH and TOD 
programs at the time. 

In 2006, the City amended the TOD program regulations.to incorporate the change in the Søte 
statutes along with some other changes to the program regulations and boundaries. The intention 
was to allow tax exemption for the length'of a pulrlic assistance contract in order to preservq.the 
City's supply of affordable housing. This is a different standard than the affordability 
requirement of Portland's program for the l0-year TOD exemption, which is that either 20 
percent of the units be affordable to households at or below 60 percent MFI or 10 percent of the 
units affordable to households at or below 30 ¡rercent MFI. This intention is stated in ExhibitB: 
Planning öommission's Repoft and Recommendation on Changes to the City's TOD Tax 
Exemption Program that is attached to the Ordinance No. 180782 adopting the changes to City 
Code Chapter 3.103. (See top of Page 2 of attached Excerptfrorn Exhibit B of TOD Changes 
Ordinanc'e No. I 80 5 7 2.)

'I 

Slate Statyte ORS 307.630 allows for extensioru of tax exemptions if a project has a long term 

atrordabiþ agreernent. Staúe statute leaves it up to the jurisdictio4 where the project is located to 

decide wtettrer or not to'grant extensions. City Code, Chapter 3.103, allows for extensions but is 

silent on the procedure forãpproving exemption extensiors. Io th" "*t of the I{azelwood Retirement 

Communily the Portland Housing Bureau staff reviewed new financial information and co¡npleted a 

new fi¡ranbial analysis to determine whether extension of the TOD limited property tax exemption is 

nec"rr*ylto make the project financially feasible. After a reconimendation from PIIB Housing 
Investnerlt Committee, the Bureau of Planning and Sr¡stainability statr will prepare a report for thg 

http:regulations.to
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Planning and Sustainability Commission to determine if the Planning and Sustainability Commission 
needs to revisit their 2008 recommendation to approve the externion of the tax exemption for the 
length of the affordability agreement for the afforããUte units. Following an updated recommendation 
by the Planning and Sustainability Cornmissior¡ the application will be forwarded to City Courcil for 
approval. 

The timiæd property tax exemption, if approved by the City, exempts the Value of the Project's 
residéntial improvements from taxation for the period of the exemptiõn or extension. The property 
owners pay properly taxes on the valuq of the land and personal propefi that is part of the property. 

PROJECI]BACKGROUND 

City Council approved the original ten-year tax exemption urder the City's New Tiansit
 
Supportive Residential and Mixed Use Development (TOD) tax exemption program for the
 
entire improvement value of this project on Novçmber 12,1997 by Resolution No. 35735. 'l'he
 

exemption was set to expire June 30, 2008.
 

Hazelwood Retirement Community applied for an extension of their tax exemption for the all of 
the units uritil the end of their affordability agreements in2029: City Code Chapter 3.i03 

. requires PHB staffto review TOD tax exemption reqirests for the financial'necessity of the tax
 
exemption to the financial viability of a project and other program requirements. On }'/rãy 29,
 
2008, PDC's staff recornmended to their Loan Committee that approval of the Zl-year extension
 
.of the firll tax exemption \¡/as necessary to the financial feasibility of the project with its current
 

. 	mix of low, moderate and market-rate rents, but recognized that for policy reasons that Plaruring
 
Commission may recommend to City Council only a partial exemption. If the fulI exemption on
 
improvements is granted, the internal rate of return (IRR) for the project was estimated to be ­
1.55 percenl. This is well unde¡ the maximum IRR of 10 percent allowed under City Code 
Chapter 3.103. If an exemption was approved that would cover only the 40 units that aro
 
required to be affordabl,e to households at or below 50 or 60 percent lvfFI,.the IRR would be too
 
low to calculate' If the bxemption was extended to the 96 of the units that are required to be
 

, 	 affordabie to households at oi b"low 50 or 60 percent MFI and those at or belowl5 percent MFI, 
the IRR would be -8.64 percent. (See PDC støff report attached to the 2008 PDC Lòan 
Committee Approval for Hazelwood Retirement Community.) 

. 

On June 3, 2008, Planning Commission held.a public hearing and made a reðomruendation on a 
'requested 2l-year extension of the tax exemption tenn for Hazelwood Retirement Commurify. They
 
recommended an extension of the tax exemption for the portion of the project that is rent restricted
 
and covered by affordability agreements with PDC and the State of Oregon until 2029. Twenty
 
percent of the units are not rent reshicted a¡rd can tie rented for ma¡ket rate rents. The Planning
 
Cormnission did not recommend extending the tax exemption fortþ"æåe¡q94_9{the:¡-1gjgctÞLil
 
market rate and is not covered by an affordability agreem"nt


trÆ 
On June 25û', 2008 City Council agreed to temporarily extend the tax exemption for one year through
 
Ordinance 181961. On June 17fl', 2009 the expiration date of this ordiounce was amended by
 
ordinance 182911 to end June 30fr, 2011, because the City Council was undecided about whether the
 
exemption should also apply to the'ma¡ket rate unils.
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On May 23,20!i Crty staff, represented-by PÞIB, Portland Departnent of Transportation, and 
Portland Bweau of Planning and Suslainability, and Muìtnomah County held a rneeting to review the 
request to extend the exemption on all of the units and confirm whether that the project meets thc 
TOD program econohic need requirements for an extension as specified in City Code Chapter 3.103 
and State Statute ORS 307.630. Th'e review concluded with a determination that the project meets the 
internal ráte of retum test and that extensions are allowed for the affordable units and for the length of 
the affordability agreement. The group agreed that affordable is defined by the federal criæria of 80 
percent ofmedian family income. 

PLANMNG COMMI S SION F'INDING AND RECCOMENDATIONS 

Low income is not defined in eithêr the St¿te statutes that enable the NMUH and l'OD programs 
or Chapter 3.103 of the City Code and the household income ranges labeled "low ircome" 
varies. The definition of "low income" for the City's nonprofit tax exemption program is 
household income at or below 60 percent MFI. However, the.regulations for this progËun are 
found in City Code Chapter 3.101 and the nonprofit program is authorized by different Slate 
statutes than the NMUH and TOD progmms. The US Deparhnent of I:lousing and Urban 
Development defines low income as at or below 80 percent MFL This is the federal agency that 
sets the yearly area median family income figures for metropolitan areas. The Commission 
decided to use this federal defrnition in this case. 

The public benefit of granting the tax exemption extension for this project would be the 
preservation of the low income housing units for elderly households near a MAX light rail 
station. A-lthough the applicant has requested a full exemption be extended on this project, the 
Planning Commission reoommended that the tax exemption be extended wúil2029 only for the 
portion of the project that is affordable to households a-t or below 75 percent MFI and is subject 
to regulatory agreements with PDC and the St¿te of Oreþon. 

TINIT MD( AND AIT'ORDABILITY: 

This property will be subject to two affordability agreements after June 30,2011. They are the PF{B 

regulatory agreement that expires tn2028 and a State of Oregon regulatory agreement which expires 
n'2029. The ûnancing package for this project included a PHB loan and a State of Oregon Elderly 
and Disabled Bond loan. The aflordability requirements are summarized in the table below. (Ihe 
same units can meet both the PHB and State of Oregon affordability requirements.) 

Current Unit Mix and Afiordability 

Unit Tvpe Rent ¡rcstriction Term of Required Affordabilitv 
Studio 28 @50%lYßI 2028 byP}IB Regulatory agreement 

OneBR 8 (ò,50%1,ßI 
OneBR 4 @,60%l\'ßI 
OneBR 56 @75%l'/ßl 

Two BR 24 Un¡eshicted None 

Total Units 
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2029by State of OregonReguìatory 
Studio or 24 @50%1,ßI agreement 
l-bed¡ooms 

l 

PUBLIC BEÑEF'ITS ADDRESSED : 

The Project meets the TOD limited tax exemption base public benefit requirements (Cþ Code, 
Chapter 3 . I 03.040 B) to have more fhan I 5 apartrnent units and makg at l@st 1.5% of its units 
affordable to and rented to hoúseholds eaming 60o/o or lpss of MFI. The Project has 120 units and 
33o/o of its units are rent and income reshicted to households eaming 60%o or less of MFI and 807o of 
the units a¡e below 80% MFI. ln addition, the Project continues to provide (3) additional public 
benefit. The original public benefits from the 1998 TOD application include the following: 

1) Inw Income Housing
 
2) Special Needs Housing
 
3) Highnensity
 

OtherBenefits include:-- -.-
Cr"*ã-eloor Commercial, and
 

. Transit Design Elements
 

DEVELOPMENT TEAM:
 

**t **"*"te.t*-- Elderly and Disabled Bond
 
: 

Property Manager: Retirement Housing Services 

Owner: TheHazelwood Group, LLC 

Project Coordinaton Dan Steffey 

Subordinate Lender: PI IB 

F''INANCTAL EVALUATION: 

City Code Sections 3.103.30 A and 3.103.050 B specifiès that the Applicanf must providr financial 
feasibility analysis for the Project and the PFIB staffmust make a finding whether the projecûed 
intemal rate of rehrm (IRR) for the Project fur the period of the exemption will exceed ten pergent 
(10.0o/ù. 

PIIB statrevalual,ed the project underthree scenarios. Fi¡sl, wilhout at¿x exemption the internal rate 
of retum is too negative to calculate indicating the economic need for a tax exemption. Second, with a 

partial tax exemptior¡ meaning only the affordable units receive atax exemptior¡ the intemal rate of 
retum is still too negative to calculate and below the 10% intemal rate ofretum threshold. Thh{ witlr 
a full exemption of all of the units the internal rate of retum is -19.9. AgairU this is weil belowthe 
th¡eshold test for economic necessity. An trìR calculation beyond ten years is too low to calculate, 

http:3.103.30
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but further demonstrates tbat the project witl not be exceeding the 10% IRR threshold over the 
remaining years of the affordability conhact and will continue to need a tax exemption­

Scena¡io	 l0 Year IRR 18 Year IRR I 8-Yr Avs. Cash-on-Cash 
Too Negative to Too -t2.2t% 
Calculate Negative to 

Without LTE	 Calculate 
With Partial Too Negative to Too -3.17%
 
ttB 39% of Calculate Negative to
 
Units Calculate
 

-19.19% Too Negative to .t8%
 
Full LTE Calculate
 

The following 	table's shows a comparison of net present value and taxes paid. 

No Exemnted Taxes l8 Yea¡s
 
Nopinal 0
 
Net kesent Value N/A
 
Taxes Paid on Land/All UnitslPersonal
 
Prooertv	 2.903.855 

807o Exemption
 
Exemnted Taxes l8 Years
 
Nominal 2.050.696
 
Net hesent Value t.124:t6t
 
Taxes Paid on [-and/2ÙYo UnitslPersonal
 
Propertv 866.714
 

All Units Exempt 
Exemoted Taxes 18 Yea¡s' 
¡teminal 2.563.371 
Net Present Value 1.405.951 

Taxes Paid on Land/Personal Pronerfv 340.484 

MARKET ANALYIS J 	 ! 

The highef vacancy rate and negative intemal rate of retum is a reflection ofmarket forces, the debt 

skucture, and the cost of the congr'êgate ca¡e business mode! and not the management of the projecL 

A comparison of Hazelwood Retirement Commrmity to other congregate care facilities shows similar 
vacancy rates. For example the vlrcancy rate of l{azelwood Retirement Community is 15% vs. i3% 
for Columbia K:roll, a newer facility with rnore amenities. 
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CONDITIONS: 

The existing PIIB -year regulatoty agreement supersedes the requüement for al5-Year Extended Use 
Agreemen! pursuantto City Code Sections 3.104.M0 B and 3.104.055 D 

RECOMMEITIDATIOII{: 

PFIB provides this financial analysis so the City Council may be fully informed of the financial 
implications ofthe extension. PI{B staffhas reviewed the proposed Hazelwood Retirement 
Community Limíted tax exemption extension request a¡rd has concluded that it rr¡eets the ì 

requirements of City Code Chapter 3.103 Properfy Tax Exemption for GOD). The project passes the 

economic need test for a tax exemption because the IRR is well below 10% with or without an 

exemption. The savings from the tax exemption will parially enslre that the affordabilþ can be 

retained long-term. 

Additionally PFIB staffrecogniTes the loss of tax revenues to lopal govemment and other policy 
considerations by Planning and the City may lead the City Council to grant only a partial abatement 

for the Project which is within the Council's discretion. This recommendation to approve only the 
affordable units is consistent with exemption extensiors for other projects. 

Based upon the,eligibility, the financial analysis, and consideration of the othertaxing jurisdictions 

PIIB staffrecommends an extension of the abatement through the affordability period Q.[ovember 15, 

2029) for the affordable units of the project under a regulatory agreement and the prorated portion of 
pa*ing as¡ociated with thè units. 

ATTACHMENTS: 

, z}l}FinancialAnalysis 

http:3.104.M0
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2010 Median lncome for a Family of Four:	 $71,200 
Publlshed by PORTLAND HOUSINc BUREAU: 5/28/10 (Rev.6/9/10)	 Effect¡ve:5/14/10 

Size 4o% 45o/o 55Þ/" 65%	 120% 

19.960 22,455 27.445 ,¡2.9:9i 32,435 19.810 59.808 
2 -rtii.ll?rlllil0: 22,800 25.650 31.350 ;,iiiltli-+,*llUi .37.050 5 i8,352 
3 ï3J¡..11:8ri25iD. 25.640 28.845 35.255 ffiGffiG 41.6tt5 )itii '61,080 76,896 
4 28,480 32. 39.1 60 sqrl:rl142$Í20i .46.280 ,Ì 50 71.200 85.440 
5 ttit t .i 30,760 34.605 42.295 it'..!:4tùltillt 49,985 76.896 s2.275 

OC6 ?.:\¡ir i 
'13 O¡fn 37.170 45.430 ;i:¡ìri4,9iSÞ0ï 53.ô90 I 110 
35,320 39,735 48.565 HE.ls'ããB-ü 7,395 to: 88.288 105.946 

I ¡iì!i;28ì200ì 37.600 42.300 51.700 lìt_.:ri,56:4:0 61 100 . 93.981 112,781 

NOTES:	 .(1) 20l0lncome levels have lncreased based on HUD's caiculations forthe Portland-Vancouvêr-Beaverton, OR-WA
 

MSA1 . The.¡ncome schedule above is to be us'êd for projects that DO NOT have LIHTC br tax-exempt bond funding. lf
 
you have multiple funding sources, you must.use incomes and rents applicable to the most restrictlve program
 
reguiroments, Projects.lhat hdve LIHTC and/or,tdx-exempt bond funding should ¡efer to the applicahle tables for your 
county found at: htTpl/www.ohcs.oregon.govlO.HCS/HPM_íncome_rent_l¡míts_2010-shtml, 

(2) Other 201O MFI levels aro based on the 4-Person lncorne Limlt of $71.200. The 1-Person famlly lncome Limit is 70% of the 
4-Pèrson lncome Limit, the 2-Person family lncomo Llmil is 80% of lhe 4-Person lncome Limit, the 3-Person family lncome 
Lim¡t is 900/0 of lhe 4-Person lncome L¡m¡t. Each famlly sizo lârgei than four (4) is cdlculated by an 8% lncrease per HH 

membertolhel-PgrsonlncomeLimii. (i,e.,s-Person=J08o/oi6:-Person-116%; 7.P€rson=124Vo:8'Person=132olo,andso 
on. 

-louseholt#oî	 i:ii.';Ð07oì:1. ll:Ëgrl':!r'ri, r 
Bedrooms Size ,¿öi;n*i 40o/o 45% 55o/þ i,rÈÍ60.7n¡,,,r,; ffi tl¡i;i.'åö"2,É.1r*' 120% 

\:1rií ijlii I ji:lI 

¡;':fìll7.0 1 . 3.73,: 49S 561 r623: 686 |i;ii'+r;,748	 1.246 1.495 
1.5 Ìt00 534 601 ìt':j.i:.11ljiiôô81 734 lqli;r'ËÍBlìli ',:.'.:..ì..1, I,335 1.602 

2 3 ,481.: 641 721 î, r:.;8Ol 881 .19a?: 1,602 1.922 
3 4.5 þþo 740 833 925 1.018 ì'li,i-i1:ill10 1..444. t.85t 2.221 
4 6 426 929 tX:.O32 135 ::;!,;rìllri?lQ ìr'f {û52ì 2,064 2.477i 

^tti 1;,;,:,¡n :gl.g..5	 7.5 643 911 1.O25 ìi..ií1;;:liJY. 1,253 ;,.rr i;iìl.i367' 2:278 2,734 

(Based on tho HUD Portlandr Area Modlan lncome as of.December 31, 2009: $71,200 for a famlly of foúr.
 
lncomê & Ronts above aro based on 4-Person lncome Llmtt of.$71,200. Rent calculations aro rounded down to the'nearost $1.00),
 

Falr MarketRent for 2010 
Bodroom slze FMR 

SRT-} $469 
0 $626 

*7tF 
2 $839 
3 s1.222 
4 s 1 .467 
þ. s 1.687 
6 $ 1 ,907. Portland Housing Bureau 

421 SW 6th Avenue, Sulte 500 | PorUând, oR 97204 
503-823-2375 | Fax:503-823-2387 | MFlTables: 503-823-3259 

I 
Portland-Vancouver-Beaverton, OR-WA MSA = Clackamas, Clark, Columbla, Multnomah, Skamania, Washlngton & Yamhlll Counties 

2 
Renls can b€ set below the median family inoomè % lhreshold.. For instance a resldential unit may bo restrioted to houssholds at or below 50% MFI, but 

have one-bedroom rents (and utilitjes expenses) that are below $668/month. 

http:i,r��60.7n�,,,r,;ffitl�i;i.'��"2,�.1r
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Exemptlon Scenarios 

. l.lo Exempdon 
YqAvg Oæh m 

10 

'Na¡¿,IRR do6 notlnclqdo Hæix1 

Añordable Unit Exemption = 807c f,bãtóment 

All Unlt Exemption 

Yø RR! 
o N€!ûliw 

' Nc{., IRR dÉ fpt hdude l!ffiþiì 
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INCOME AND EXPENSE ANALYSIS 
Hazelwood Retirement Center 

May 20, 2011 Net Rent 
Affordable Tax Abatement 800/.= 

re re 
%EG $runi /Year 

1.6o/o 283 ;968 
5-10/, 913 1 09,520 
1-A"ft 248 29 736 

7.2 1.29O I 54,809 
20 3-771 452.563 

4.0o/r 725 87.M7 
6.6% 1.186 142 
8.1 't.453 174.31 

& Medical & Taxes 12, 2.220 266.393 
220 26.393 

2,2o/o 400 48.000 

70.6% 12,709 1.525.085 

ffi 
DEBT SERVICE.ANALYSIS - Stãbilízed Year 

fs-ioo^oõõl
f 6.95%l

I 301 
I 635,470 I 

l------irilt] 

t--ido-ioõõ-ì
I 6.33%l
l J5-1 
| ,12,377 I 

f--T-.rol 
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CITY OF PO RTLAND, ORE6ON 

PLANNING æÐ 
COMMISS¡ON Effi 

TEL 503 823-7700 
do Bureau of PlannÍng FAX 503 823-7800 

1 900 5W 4th Avenue nY 503 823-6868 
Suite 7,l00 

PorUand, 0R 97201 -5380
 
:
oortlandonl¡ne.conliPlanning 

planningcömmission@ci, portland'or' us 

June 13,2008 

Mayor Tom Potter and Portland City Cbuncil 
pJftønobitv nal 
1121 SW4thAvenue 
Portlan{ OR 97204 

RE: Recommendation for Approval of a 21-Year Extension of the Term of the'Tax -
exémption for the HazéÌwood Retirement Community 

Dear Mayor'Pótter and City Commissioners: 

on June 3, 2008; the Planning commission held a publfc ["1lns on.a request to extend 

inã ien-Veåitãrm or ç,e tai eiemptiort fer the Hazeiwood Retirement Co.¡1mgnity for 21 

Ë;": óitt õr".iior¡é¡nálV sranted g.tqx eI:mption for this project.in 1€97 under the 

ôúr ¡¡"r¡J,rons1 Supþortlve-Resideqtia.lor Mixed Use Development ffQD) program 

ãná it ¡" scheduled to'elipire June 30, 2008. The project own.9r, the.Haz.elwood Group 

tlð,lr" t"quested an extension of the exernptioñ on the entire projeql to- preserve the 

nñaic¡af viaÉitity of the project for the duration of the tequlred period of affordability for 80 

percent of the units, which ends in 2029. 

The Planning commission heard testimony requesting.that-the 21'yearlax,extension be 

oranted to 1õ0 oercent of the units to ensuire afiordability of an apartment building that 

uenefits. The Planning Commissioh supports the preservatlonñ;iõr;ñá,õüJpú¡r¡c 
ãt t¡iJ pio¡ec-t and récommends thát a 2l -year extension be granted to 80 percenf of the 

ilrj""t"thåii" iãn1-rest¡AuO. The Commiåsion considers this a cornpromise to varying 

i"Jär"i, éiàt", and Gity definitions of affordability and to Multnomah'County's concerns 

;b;rt i¿,i"ó;e revenúe. The Commission finds that this projecl qr{qs Qut the puryo* 
fóO pr"sram because it provides housing for elderly households in an area that is 

close to a MAX light rail station and is convenient to shopphg and servlces."itã 

The Commission urges the City to work with the State Legislature to develop tools to. 

uuã¡J*niinuous neéd for exteîsions for other expiring pro¡ec{s apd to agree on levels of 

affordability required for such projects. 

Recommendation: ApptDVo the rcquested 21-ye-ar extension of the tax e¡emption for the 

melni comm unity' for poftion of the prcJect th at is re nt restricted toffi 
house:hotds at or balow 75 percent MFI. 

Sincerely, 

Don Hanson, President 
Portland Plannlng Commission 

http:project.in
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Hazelwood Retirement community Photos and site Map 
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Hazetwood Retirement Community Photos and Site Map 
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CITY OF PORTLAND, OREGON 

PLANNING ÞÞ 
COMMISSION ¡S 

ÌEr 503 823-7700 
c/o Bureau of Planning FAX 503 823-7800,1900 

SW4$Aveirue ITv 503 823-6868 
Suite 7100 

Portland, 0R 97201-5380 
nordandonlinecorVplanning 

planningómmision@d.portland'or'tts 

MEMO 

June 11,2008 

To: Mayor Potter and C.ity Commissioners \ 

hrom: Barbara Sack, CitY Planner 

Qc: John Marshall,. Portland Development Commissíon 
I 

Subject: plahning Commission's Report and Recommendation on the Requested 

flrtónsrõn of fhe Tax Exemption cranted to the Ha2elwood Retirement 

Gommunity 

On June 3, 2008, Planning Commission held a public hearing and made a recommend.aüon 

ãn a requested 21-year eñension of the tax exémption term for Hazelwood Retirement 

Commrnity. They iecomnended an extension_of lhe tax exemptlon forthe poftion.of the 

pöéäinàï S re¡iresri*ø and covered by affordability agreements with PDC and the State 

;iffiôðh ,n6 zozg. City Councll approve-d the original te_n-year tax exemption under he. 

CìtV's Ñew fransit Supportive Residèñtial and Mixed Use Development (IOD) tax exemption 

pdgiar tortne entlre iinprovement value of_this proiect on November 12,1997 bv 
ió;tòos' éYåffiResolution No. 35735. The exemption is set to 

"ipiíãJ*"W
 
The projeCt owner, The HalelWood Group LLC, requests an extension.of the tax exemption 

on the énüre improvement value of the pioject The reason for request is-lo preserve the 

nnanc¡ál viabiuty of the project for the duration of the requÌred period of affordability for.80 

Ë;;rt "ïtd ünrc, wnicn'ends in 2029. twe¡ty percent of the unlts.are not rent resbicted 
. 

ì 

ãt O on ¡g rented íor market rate rents. Thp Plànning Gommission d¡d not recommend 

ãxtending'the tax exemption for üre 20 percent of the project that is market rate and is not 

covered by an affordability agreement. 

ì 

Site lnformatlon 
The Hazelwood Retirement Communlty is located at 1i933 NE Davis St. near NE 122nd 

nvenuá and elisan Street on a 35,000 squaie foot rectangular site, which is part of a ll'99'9­
ili;¿il; rr,åiping center. tt is three blocks from the 122nd Avenue and E Burnside MAX 

iîgñiãil Jãt¡ón. ïn"iite is zoned Central Commerclal with a design overlay (CXd)' (See 

Hazelwood Photos and Sìte MaP.) 

?;j|,:åLXlTlirîJ3!p", t r"" stories of a rour-srory struc,ture over smattretall shops between 

å SãiådãV ána fariåt department store, lt has 120 units of congregate housing for people 

http:extension.of
http:poftion.of
mailto:planning�mmision@d.portland'or'tts
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! 

62 or older. The projec-t provides additional services includlng: meals, on-site activity 

ãl*aãr, vàn tranópo'rtatión, 24-hour attendant, and 24-hour security. 

AffordabilitY of Rental Unlts ì ^^ilfi ñp"rií wtliUã iu¡¡eaìo two affordabllily agreements afier june 30, 2008' Thev are 

the pDC regulatory agreement that expires in'2021 and a State of Oregon regulatory-- -
;;ó*;"¡itt',irr, é*r,î"tin âozg. rnå nnancing package for this proiect,included a PDC 

. 

loän an¿ e State of Oregon etOerly and Disableð ilond lôan. The affordability requirem-ents. 

are summarized in the t"ÉÉ; thä next page. flhe same units ean meet both he PDC and 

State of Oregon affordability requirements') 

Current Unit Mix and AffordabilitY 

Term of Required Affordab¡l¡tyUn¡t Tvpe Rent restriotion 
28 2e @ so.ôirrl tõ28Ty ÞDc Regulatory agreement

Studio .8 ra 50% MFIOne BR I 
One BR 4 4 @60% MFI 

One BR 56 56 @75%l|útf! 
24 Unrestricted NoneTwo BR 

Total Unib 120 

2029 by State of Oregon Regulatory
Studio or 24 24@5A%MFt 

aoreement1-bedrooms 

tFor morc iinanciat information, see the PDC Loan Committee Apprwdlfor Hazelwood 

stan memo. For arca medtan incpme information, see'ååí¡ä'rirîlå/¡^;,;w 
"¡tiâttac¡"¿2OO8 MFt Chart,) 

The ProPertY Tax ExemPtion 
fnã ¡fJelwoø Retireme-nt Comittunity has a 1Q-year limited tax exemption allowed under 

ciü öffiffi;diã.iôà, ir," lòo t"x'u""mptlon-proþram.. This program is available in MAX 

l-¡glit rail station areas òtnet tt"nsit-orientêd arêas. tn¡s exemption aPPlies to the ' 

"nåi,iiüå"är¿¡tl bú not tË la;¡, eoill tttu State Statutes that enable this prosram and City 
exisJing projectsöt'" Cflãpiur 3.103 allow a tax exemptlon.to be granted tor 9xt91!e_{1-to

úãìã¿ liqjËct, oi witibe subject, to á public assistance contract to provide low income 

housing tnrõugÉ June 30 ofthe year that the contrqct expires' 

Discussion of iProoertv Tax Exer.notign 
reinthe1990sforthechangetoüreStátestatutes 

ti;i ñtffirir" the ci!/s Ñ¡¡un andToo programs to allow low income housing subject to a 

oublic assistance confast io provlde iow ¡'ncoìne houôing to receive the exemption for more 

ih* i Ot;á". The City wanie¿ to be able to ofier a tax exemption to pr¡vate owners 

or*¡O¡nå low income tr'ousing ai an ihcentive for continuing tq particiqate in publlc housing 

ã;;;ä;ä;;ñiiact" sucr' às"those with the section I program. The State Legislature­

ö#ãihË'ðîã"õ" urt ure city did nor incorporate ii ¡ntb our ciÇ Code regulations for the 

NMUH and TOD Programs at the time' 

ln 2006, the Gity amended the To0 program regulations to incorporate the change in the 

ãiong witn-somê otnel cnãnges tõ.the program regulations and boundaries'éi"tá 
ff* lni.nùón was tã alfow iax exemption fõr the lêngih of a public assistance contract in"täiri"s 

ô/13/2008 | Page2 of4 
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order to preserve the Citfs supply of affordable housing. This is_a different standard than t¡e 
affordability requirement of poitiahO's program for the 10-year TOD exemption, which is that 

either 20 pêrce'nt of the units be affqrdablé to households al or below 60 percent'MFl or 10 

pàicent oi the units affordable to households at or below 30 percent MFl. This intention is 

åt"t.¿ in Exhíbit B: planning Commlssion's Report and RecommendatÍon on Changes to the 

óity;r fóõ ïJx rxemptton Þrogram that is attãched to the Ordinance No. 1 80782-adopiñ,S,. 

tne changes to City CòOe Chapter 3,109 . Fee top of Pago 2 of attached Excerpt ftom Exh¡b¡t
.. 

B of TOD Changes Ordinance No. 180572.) ' 

PDC Reviow 
C¡ty CoOe Cfrapter 3.103 requires PDC staffto-review TOD tax exemption requests for the 

finåncial necesiity of the tax exemption to the financial viability of ? proJe.gt and other 

frognm requirements. On May Zg,2OO8, PDC's staff recommended to their Loan 

õo-'ir¡tt". ihaf approvat of the Zt-year extension of the full tax exemption was neòessary to 

of üre projeit with its cunent mix of low, moderate and market-ratethe financialfeas¡'Uìl¡ty 
iéntr, ¡rt reCggnized ttrat fgr'poíicy reasons that Planning Commission nay recomrnend 1o 

City óouncil oäy a partialdxempt¡ôn. lf the tullexemption on fmprovements ls granted, the 

intémal rate of râtum (lRR) for tre project is estimated to be -1.55 percent. This is well under 

tnã max¡mum IRR of ìO percent allowèd under Gity Code Chapter 3.'103' -lf an exemption 

*ãs:ápproveO that worid cover ohly the 40 units that are required to be affordable to 

households at or below 50 or 60 percent MFl, the IRR would be too low to calculate. lf the 

exemption was extended to the 96 of the uniß that are requ¡red to be affordable to 

households at or below 50 or 60 percent MFI and those at or belorr 75 percent MFl, the IRR 

*ortO ¡e -8.64 percent, (See PDC statf rcpoft attached to the PDC Loan Committee 

Ap p rovat for H aze lwood Retlre m e nt C o m m u n ity, ). 

Planning Gommission Review 
Ci$ Codä Chapter 3.103 requires the Plannlng_Commission to reviewtax exemption 

. 

r"qr"Jt" undd thls program for consistency with the public benefits required by this chapter' 

Since this exemptiOñ was approved in 1997, the program regulations were changed to add 

tn" n"nn¡ng Coinmlssiqn réú¡ew Since there ls no prescribed p¡ocegq for changing the term 

ðtt¡e tax eiemp¡on, the Plannlng Commissldn was asked to levlewthis requesteddJange. 

They held a hearing and made their recommendat¡on to Cþ Council on June 3' 2008. 

Planninq CgFmission Eindinos and Recommendgtion 
t Stale statutes that enable the NMUH and TOD 

fiogt"rs or Chapter 3.103 of the City Code and the household income ranges labeled "low' 

indm"'varies. fhe definition of 'low-income'for the Citfs nonprofittax exemption program 

is household incomé at or below 60 percent MFl. However, the r,egulations fof this program 

ãre tounO in City Code Chapter 3.101 and the nonprofit Plqglam is authorized by different 

ôtate statutes tÉan the NMUH and TOD programs. The US Department of Housing and 

UrUàn Oevelopment defines low income as at or below 80 percent MFl. This is the federal 

ãg"n"y that såts the yearly area median family income figures for metropolitan areas. The 

Cómnìission decided to use this definition in this case. 

The public benefit of granting the tax exemption extension for this proJect would be the 

pr".äÑâtion of the bú lnooñe housing uniis for elderly households near a MAX light rail 

!t"t¡on. nnnougn the applicant has req-uested a tull exérnption be extended on this projgcf, 

the Commisslon recommends that thetax exemption be extended onÌy for the portion of the 

prã¡""t tói Zf years that is afior{able to households-at or below 75 percent MFI and is subject 

io rbgulatory agreements with PDc and the State of Oregon. 

6113t2008.1 Page 3 of 4 
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ptanninq Çommission Recommeldatign: Çrtv cgyncil approve tho req.uested extenslon of 
twood Retirement.Corhmunity for poñion of the 

ii.jiitiin"t ¡å rcnt restricied to househotds at or below 75 percent MFl. 

Attachments: 

eriv'ood Retirement comm unitYffi 
Excerpt fom Exhibit B of TOD Ordinance No' 180572
 
ppô [oun Commtttee Approvalfor Hazelwood RetirementGommunity (without exfiibits)
 

2008 MFlChart 

611312008 | Page 4 of 4 
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Excerpt from Exhibit B of TOD Ordinance No. 180572: 

Summary of Planning Gommission's Recommendat¡on 
to City Gouncil 

The Planning Commission recommends to City Councilthat the following changes be made to 
the Transit-Supportive Residential or Mixed-Use Development (TOD) tax exemption program. All 
the changes listed below are recommended as changes to City Code Chapter 3.103 with one 
exception, A staff þroposal to set the annual maximum exempted improvement value amount is 
included in this summary but is n,ot proposed to be included in Chapter 3.103. 

1. 	ChangeTOD Program Requirements 

A. TOD program boundarÍes 
A recomménded TOD program area map is opposite page 1, and a Oeta¡leO color map is 
in Appendix A. 

r 	 lnclude all existing and planned and funded light rail station areas outside the Central 
Crty: 

o Add station areas along the lnterstate and l-205 light rail lines and expanding the 
progrÉ¡m to cover the current Gateway Plan district boundaries and eliminate 
areas east of Gateway in the MAX corridor that are not in light rail station areas; 
and 

¡ 	 Add these three Main Street areas: 
r Sandy Boulevard area (previously proposed for the TOD), 
I MLK Jr. Blvd. between Lombard and Broadway Streets and 

. t Foster Road between Holgate and 82nd Avenue, 

o 	Keep existing TOD program areas except as noted above. 

B. Minimum Project Size-' ö;ñ'tiriitît project size to 10 units. 

C. Affordability and Eligibility of Existing Affordable Housing 

. 	 RentalHouslng 
Require all projects to provide affordable units with the requirement that the 
affordable units minor the unit mix in the project. Options would be: 

, o 	20 percent of units in a project, or residential building square footage, for housing 
affordable to households at or below 60 percent area median family Íncome 
(MFl);or 

o 10 percent of units in a project, or residentialbuilding square footage, for housing 

' affordable to households at or below 30 percent MFl. 

o 	Condominium Price and Buyer lncome Limits would be not change. The buyer 
income limit is the metro area's 100 percent MFI for a family of four. The price limit is 
95 percent of the FHA mortgage maximum for the metro area. Both are adjusted 
annually, and the tax exemption goes to the buyer not the developer of the project. 
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D. Public Benefit Options 
Require one additional public benefit in exchange for the tax exemption and update 
public benefits options list as follows: 

1. Twenty percent of units dedicated to persons with special needs and are designed 
for full accessibility 

2.	 Ten percent of rental units include 3 or more bedrooms 
3.	 Provide chíldcare on-site or support child care facif ity 
4.	 Provide residential unit per acre density equivalent to B0 percent of maximum 

density 
5. Permitted ground floor service or commercial use
 
6, Otfice space or meeting room for community
 
7.	 Permanent dedications for public use including open space, community gardens, 

and pedestrian and bicycle connections to public trails and adjoining neighborhood 
areas 	 \ 

8. Family oriented recr:eational facilities 
9. 	A dediçated car-share space(s) 
10. Structured parking : ' 

11. LEED Silver certification from the US Green Building Council 
12. Twice the percentage of affordable units, or percentage of residentiàl building 

square footage for affordable units, than is required by the affordability requirement 
13. Other benefits as proposed by the developer and approved by the Planning 

Commission 

2. 	Adopta New Process 

o 	At least every three years, Planning Commission and City Council review the program 
boundaries. (Staff proposes thai City Council also get an annual maximum improvement 
value amount from new applications to limit foregone revenues. See explanation below,) 

e 	PDG staff makes a determination if the tax exemption is necessary to the economic 
feasibility of the project and drafts the staff report to Planning Commissíon 

r 	 Planning Commission recommends approval or denial of individual projects based on 
conformance to program regulations to City Council, lf lhe recommendation is for 
ápproval, an ordinance is forwarded to City Council for action.' 

A detailed description of the proposal starts on page 6, and a map of proposed boundary 
changes'is included in Appendix A. 

1 This last provision was not in the Planning Commission's recommendation but is 
required by State statutes. 
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When Recorded Return to: 

Portland Development Commission 
222 NW 5ü Ave 
Portland, OR97209 
Attn: Asset Management 
LoanNo.13563-97 

'Project#00004 

ÐffENDED USE AGREEMENT
 
(Pioperty Tax Abatement per City Code Chapter 3.103)
 

(Transit Oriented Development)
 

This EXTENDED USE AGREEMENT ('EUA') is entered into as of the ,e'" 
day of yhe+<- , 2009, betweeir the CITY OF-PORTLAÑD, a municipal of 

"otpoñffi-nthe State of OrÐon, acting by and through the PORTLAND DEVELOPMEI{T 
COMMISSION (the 3'PDC"), and The HazelwoodGroup, LLC, an Oregon limited liability 
company (the ttOwnertt). 

l 

RECITALS 

A; Owner holds title to the real property and improvements located at 11933 NË 
Davis Street, Portland, Oregon, which is mo¡e commonly known qp Hazelwood Retüement 
Community rental housing project (the ftProject"). The real property on which the Project is 

located is mqre fully described in the legal descriptíon attached hereto as Exhibit 4.. 

B. Owner applied for a property tax exemption for the Project under Portland 

City Code Chapter 3.103 (the 6Code'). 

i C. The Portland City Council approved a one year property tæ< exemption for the 

Project, through Junê 30,2009 (the "Tax Abatement Period'), by Ordinance No. 181961 

dated June 25, 2008 (the ÍOrdinance"). 

D. As a condition to receiving the property tax exemption, Owner is required to 

enter into this EUA to implement the iequirements of the Code, including but not limited tq 
the affordability requirements. 

E. PDC and Owner have alread)t'entÉred into that certain Regulatory Agreement 

dated September 15, i 998 and recorded as.Féê No. 98190043 (the 'dRegulatory Agreeménf'). 

The Regulatory Agreement relates to PDC's financing for the Project and imposes certain 

affordability restictions on the Project that extend beyond the Tax Abatement Period. 

Extended Use Rider 3.103 (The Hazelwood Group L[,C) (Hazelwood Retirement Project) (4'15-09) 

1 
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AGREEMENT 

NOW, TI{EREFORE, thp Owner does hereby impose upon the Project the following
 
covenants, restrictions, charges and easements, which shall run with the land and shall be
 

binding and a burden upon the Project and all portions thereof, and upon any purchaser,
 

grantee, o\ryner or lessee of any portion of the Project and any other person or entity having 
l 

any right, title or interest therein a1d upon the respective heirs, executors, administrators, 
' devisels, successors and assigns of any purchaser, grantee, owner or lessee of any portion of 

the Projeot and any other person or entity having any right, title or interest therein, for the 

length óf time thai this Agreement shall be in fi.rll force and effect. 

Section 1. Public Benefits 

1.1 As required by the Code and the Ordinance: 
l 

:(a) At least 36 uniæ in the Project shall be leased, rented, or made available 
on a continuous basis for rental to persons or households whose incomes 

are fift¡lercent (50%) or less of median gross household income, adjusted 

for family size, for the Cþ of Potland, Mulnnomah County, Oregon. 

(b) At least four (4) additional units in the Project shall be leased, rented, or 
made available on a continuous basis for rental to pelsons or households 

whose incomes are sixty percent (600/0) or less of median gross household-Multnomalr 
incomeoadjusted for fu*ify size, ior the City of Portland, 

CountY, Oregon. 

(c) At least 56:additional units (including a manager's unit) shall be leased, 

rented" or made available on a continuous basis for rental to persons or 
households whose incomes are sevenry five percent (75Vù or less of 
median gross household income, adjusted for family size, for the City of I 
Portland, Multnomatr County, Oregon. 

. 
These affordable units shall be rented in accordance with these rent and income restictions
 

for a period of one¡rear, through June 30, 2009, zubject to extpnsíon as provided in Section
 

2. 

LZ Owner shall submit to PDC a certification þursuant to section 3;103.040 of 
the Code, as further described in Section 2 of this EUA) of rental and household incomes for 

.eachoftherestictedunitsonanannualbasisinordertomonitortheowner,scompliance 
with the EUA. 

Extended Use Rider 3.103 (The Hazelwood Group LLC) (Hazelwood Rethement Project) (4-15-09)
 

2
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Section 2. Reporting and Anaþsis 

In addition to any reporting required under other agleements between PDC and 

Owuer, Owner shall provide the following information to comply with the Code. 

2.1 Each year during the Ta,x Abatement Period and pursuant to section 3.103.055 

of the Code, the Owner shall submit to PDC financial information on the Project. Owner 
shall submit the financial information each year no later than 120 days after the end of the 
Owner's fiscal year; The financial information shall include, but is not limited to the 
following: 

(a) Full Projeot-based fumncial statements; 

(b) Internal Revenue Services ta:r information (tax retums); 

' (c) Ten year operatingcash flow statement, showing actual caslr flow' 
for att prioi years and the currentyear a¡d shall include ato-date 

. \ calculation of the I¡rternal Rate of Return (i'IRR') for the Project; 

(d) Electonic Operating Statement (EOS) or similar form; 

(e) Electionic Tenant Survey (ETS) (to validate subsequent rental and 

household incorne compliance, when unit becomes available for 
rent after initial occupancy); and 

(Ð Any other documentation deemed necessary by PDC to calculate 
or evaluate the Owner's IRR forthe Project. 

2.2 Each year of the Ta:r Abatement Period, PDC shall prepare an annual analysis 
,, 	 of the Owner's financial data within 90 days of receipt of all required linancial dat¿ from the 

Owner. The analysis shall include atn-date calculation of the IRR for the Project The PDC 

shall calculaæ the IRR by the same method utilized in its initial recommendation for the tax 

abatement. 

PDC shall advise the Owner ín vwiting annuatly the results of the financial analysis as to 

whether the projected IRR on the Project will exceed ten percent for the entire Tax 

Abatement Periôd and may result in an Accrued Payment Liability ("APL') as calculated 

pursuant to section 3.103.055 D of the Code. 

2.3 At the end of the final year of the Tax Abatement Period PDC shall calculate 

the IRR for the Project during the Tax Abatement Period. If the IRR does not exceed ten 

percent (10.0%),then this EUA shall terminate at the end of the Tæ< ,Atalement Period. If 
the IRR exceeds ten percent (10.0%), then this EUA shall remain in fr¡ll force and effect for 

Extended Use Rider 3,103 (The Hazelwood Group LLC) (Hazelwood Retirement Project) (4-15'09I 
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an additional five (5) years after the end of the Tax Abatement Period (the íExtension 

Period") unless Owner pays the APL in accordance with Section 2.4 below. If this EUA 
remains in effect during the Extension Period, the affordability requirements set forth in 
Section t.i shall continue ûo apply tb the Project provided that the nuniber of writs subject to 
the rent restictions described in Section 1.1 shall be that number necessary to reduce the net 
present value, using a ten percent (10.0%) annual discount rate, of the Project's projected 
market-rate (unrestricted) annual cash flows, during the Extension Period, by an amount 
equal to the APL. 

2.4 If the IRR salculated in accordance with Section 2.3 exceeds ten percent 

(10.0%) and Owner desires this EUA ûo terminate at the end of the Ta,x Abatement Perio{ 
then Owner must pay to the City of Portland Bureau of Planning no later than 30 days after 
the Owner is notified thereof, an APL in an amount equal to the lesser of: 

(a) the net present value, using a ten percent (10.0%) annual discount 
rate, òf the difference between the Project's actual annual cash 

Hî',"#H:åäå:::',iå';:ü',ii,i;xi:fË:,#iiålåio 
IRR for the Ta,x Abatement Period; or 

(b) the maximum amount of property ta.xes that would have been 
sessed if no property tax exemption had been granted. 

2.5 If the IRR calculated by PDC in accordance with Section 2.3 above exceeds 

ten percent (10.070), PDC shall notifi in writing the Brreau of Planning. The Bweau of 
Planning shall then send a written notice to the last known address of the Oumer notifying the 

Owner that'it must pay the APL in accordance with Section 2.4 above if it does not wish this 
EUA to be extended as described in Section 2.3 above. 

2.6 ^In the event of a conflict between this EUA and the Code, the parties agree 

that the Code prevails. 

2.7 The afflordability requirements imposed on the Project by this EUA are in 
addition to, and not in lieu of, any other affordability requirements imposed on the Project . 

through other agreements with PDC or the Cþ of Portland, includÍng but not limited to the 

Regulatory Agreement. In the event of a conflict or inconsistenuy betrveen the affordability 
requirements of this EUA and the affordability requirements imposed on the Projpct by 

anõth"t agreement with PDC or the city of Portland, the most resbictive requirements shall 

control. 

Owner has reviewed a¡d understands the Code and Owner agrees to be bound 

by the Code as such Code is in effect on the date of this Agreement. 
: 

Exrended Use Rider3.l03 (Tþe Hazelwood Group LLC)(Hazelwood RetirementProject) (4-15-09) 
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IN WITNESS WHEREOF,the parties have caused this Agreement !o be signed by their 
respective, duly authorized representatives, as ofthe day and year first written above. 

OWNER: 

By:
 
Namei wkinAu,
 
Title: Member
 

By: -Name 
Title: 

By,,Ï 
Name:
 
Title: Member
 

CITY OF PORTLAND, a municipal corporation 
ofthe StatÊ of Oregon acting by and through the 
PORTLA¡II) DEVELOPMENT 

Extcnded Use Rider 3.103 (the Hazelwood Group LLC) (Hazelwood Reti¡ement Project) (4-1549) 
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PDC Legal Counsel 

STATE OF OREGON )
 
) ss.
 

County of Multnomah )
 

The forep[ng iqstrument acknowledged before me this ldh day ofry.as 

¡nnså---------., ,Y2t !1"^,'"! lù.'gl.\ . as the 'r'n."'',hx,^¡ of 
$b=at*r"- 4 G rr>'p Lt-L 

@ 
OFFICIALSEAL
 

SHEII.A ROBERN¡ON

'NOTARY 

PUBUGOREGOI.I 
coMMrssroN No.413994 My Commission Expires:4fy'ì."¿L {,Zot I

00MMt88t0rll Ð(PrREE MAR0H 0, 201t 

STATE OF OREGON )
 
) tt,
 

County of Multnomah )
 

The foregoing i4S ent was acknowledged before me this 2$h ¿¿y s¡ 
as thé fn¿v^rrþ¡/ of 

- r-.¡- [Lt"lto"oJ l.g,øop Lt-L 

à#+i. OFFIC¡ÂLSEAI
¿1-\. Notaryffi, tlflli,tiltff'*l\Wøl co¡¡utsstoNNo.413994


'-P-uv coulutssto¡¡ uptnrs t'lAnctt g' zott
 

STATE OF OREGON )

" )ss.
 

County of Multnomah )
 

The foregqing instumeçt acknowledged before this Zdh oOay of'lhe loresolns mstrument waswas açKno\¡/Ieogeo oerore meme uus f¡l 
zogt, bv" Ll;"i(,. Au , as the Ã*^t'r of
l*;¿ Lø¡ utc --

OFFICIALSEAL
 
SHEII.A ROBERTSON
 My Commission Expires:
NÛIARY PUBIJ&OREGON
 
coMMrssloN No.413994
 

00MMtsst0N ExPtRES MABolt s, 201I
 

Extended Use Rider 3.103 Cfhe Hazelwood Group LLC) (Hazelwood Retirement Projeot) (4-l 5-09) 
6 
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STATE OF OREGON ) 
) ss. 

County of Muluromah ) 

The foregoing instrument was acknowledged before me thisþþ day of 
N^A^.l -,20&by ÊtlnÑ D r¡ø,ñcsl ., as the owñ¿p- .-. of 

M ç+Wî.tuV 0ol> b?.a)€, ts- ç 
oFFtctALsEAL^Æ.ßæm KFETEIIIcAHIER 

1SW.'I. NOTAFY PUBUC - OREGO¡{ 
coMurssroN No. ssao4s
 

tfY CONflTFSICÊ{ EXPIBES [4AY 18, 20æ
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STATE OF OREGON ) 
) ss. 

County of Multnomah ) 

The foregoing instrument was acknowledged before me this [f]h Aay of 
MA+l ,20ffibylruiL-r-LÞ'i\¡r Ft{"Q-f ,asthe OWÑÉÊ- . of 

T$É l M,ø*tA¡Þ bL-ÞtPt ü-t-. 

¡&- oFFICIALSEAL Notary Public of Oregon{ffi, Norffiäuffieeq* My Commission Expires:WZ comMtsstoN No. $4s48 
MY'OOMMISSION EXPIRES Þ,lAY 18,2@ 

STATE OF OREGON )
) ss' 

County of Multnomah ) 

This instrument was acknowledged before me this LlLduV of 
2Ùfiby Bruce A, Wamer, as the Executive Director of the 

Commissiôn. 
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NOIARY PUBUC4BEGON
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Extended Use Rider 3,103 (The Hazelwood Group LLC) (Hazelwood Retirement Project) (4-15-09) 
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EX}IIBIT A
 
LEGAL DESCRIPTION
 

Lot 3 GLISAN STREET STATION, in the City of Portland, county of Multnomah and State 
of Oregon (Fee Parcel), 

TOGETIIER WITH easements over Lot 2 as contained within that certain Recþrocal 
Easement Agleement recorded April 10, 1997, recording number #9705295A. (Air space
Parcel). : 

Tax Account No. R-32854-0150 

Aka: S\[ corner of NE Glisan Sfieet and NE 122ndAvenue, Portland, Oregon (collectively 
the "Property"). 

,. 

Extended Use Rider 3. i03 (The Hazelwood Group LLC) Qlazelwood Reti¡ement Project) (4- l5-09) 
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