HEALTHTRUST PROPOSED SENIORS HOUSING

PMA POPULATION BY AGE

Population by Age 2018 2023

0-4 7.32% 7.06%
5-9 7.11% 7.09%
10-14 6.85% 6.91%
15-17 4.15% 4.14%
18-20 3.88% 3.83%
21-24 5.29% 5.11%
25-34 14.40% 12.51%
35-44 14.17% 14.85%
45-54 12.65% 12.67%
55-64 11.82% 11.51%
65-74 7.59% 8.88%

75-84 3.34% 4.07%

85+ 1.43% 1.35%

Source: Claritas, Inc

Further, the PMA indicates the concentration of the senior population (75+) relative to the SMA, state and
nation as follows:
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5 mile ring ~ Cook County, IL Illinois  The United States

2018 4.77% 5.89% 6.34% 6.49%
2023 5.42% 6.50% 6.92% 7.03%
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HEALTHTRUST PROPOSED SENIORS HOUSING

Relative population growth historically and going forwarded for the subject’s PMA and broader region are
as follows:

ANNUAL POPULATION GROWTH COMPARISON

5 mile ring Cook County, IL lllinois The United States

Annual Growth 2010 - 2018

45-64 -0.09% 0.14% -0.06% 0.42%
65-74 3.76% 3.56% 3.73% 4.38%
75-84 0.18% 0.27% 0.68% 1.54%
75+ 0.16% 0.40% 0.78% 1.67%
85+ 0.10% 0.65% 1.03% 1.96%
Total -0.23% -0.01% -0.06% 0.70%
Annual Growth 2018 - 2023

45-64 -0.42% -0.24% -0.65% 0.00%
65-74 3.01% 3.12% 3.29% 3.77%
75-84 3.85% 3.12% 2.58% 2.86%
75+ 2.43% 1.99% 1.78% 2.33%
85+ -1.26% -0.65% -0.05% 1.07%
Total -0.19% -0.03% -0.04% 0.69%

Source: Claritas, Inc.
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HEALTHTRUST PROPOSED SENIORS HOUSING

In terms of median household income, the subject’'s PMA relative to the broader market indicated the
following:

; MEDIAN INCOME COMPARISON

Geography 2010 2018 2023

5 mile ring $42,628 $52,472 $59,713
Cook County, IL $46,410 $63,794 $71,621
llingis 547,014 $64,872 $70,562
The United States $42,728 $61,045 566,452

Source: Claritas, Inc.

ESRI Business Information Solutions estimates the following demographics for the PMA compared to
national trends:

Top Ten Tapestry Segments Site vs. U.S.
Modest Income Homes (12D)
Emerald City (88)

Family Foundations (12A)

City Commons (11E)

City Strivers (11A)
Pleasantville (2B)

Urban Villages (7B}

By b (oA H Site

International Marketplace (13A) Bus.
Las Casas (13B)

I Ll Ll L) T 1 T
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Parcent of Households by Tapestry Segment

Source: ESRI Business Information Solutions, Inc.
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- Next Wave

Las Casas

Households: 888,000

Average Household Size; 4.09

Median Age: 27.8

Median Household Income: $37,000

WHO ARE WE?

Cultural diffarences depict Las Casas. a famiy-ananted
markat distinguished by multigensratcnal househalds
Thair spanding reflacts thair children-—baby foed and
furnrturs or children’s apparsb—and comveniance—tase
food and family restaurants. Congumes cheices also focus
on personal style, 13 wall a3 the latest rends and fashions.
Althzush young 3nd predeminantly rerters, this market

is stable, affected morm by immigraticn from abroad

than local moves.

TAPESTRY
SEGMENTATION

v comitapastry

QUR MEIGHBEORHOGD

= Oldar neighborhoods, which can be

found i the urban perphary of large

metrcpolitan ameas, primacks on the

Wast Coast.

Mot of the housing buit before 1750

25% buik beders 1940,

® Heousing 3 mi of angle-family homes
less than haif) and apartrents, primacly
m buddings with 7—4 unis.

& Primaniy renisrocoupred homes, with
an sverage rent of 51,000 mormhly
Farmily market, prmar by marmed couples
wth childran, but a'so a number of
ot ativnal heuseholds, sverage

nousshold sue 2t 409

SOCIOECONOMIC TRAITS

* Wore than 42% of the population was bem
abroad [Indax 329% 30% of the houssholds
kawe membaers who speak enly Spanish
fnclax £41).

& Unemphoyment is high st 12.5%;
laber force participation is average findex 99)

» Thay're trendy consumars who focus
on style.

= Brand lcysity and ervircnmentally safe
products akso guide purchasing choicss,
shhough these corsumens are apen to
newr procucts

= They usa but do net rely sn wachnoiogy,

P The s e . o et
it B A s et A 243 24
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HEALTHTRUST PROPOSED SENIORS HOUSING

o Next Wave

Internationa

Marketplace

Households: 1,467,000

Average Househaold Size: 3.04
Median Age: 32.3

Median Household Income: $41,000

WHO ARE WE?

ireermational Markstplace neighborhoods are a rich Bland of culturss,
found in danzely populated urban and suburban arsas, almast entirsly
i the Middle Adantic (sspecially in New York and Maw Jersay!) or in
Califormia. Almast 30% of residents ars fossign-bom; Vin 4 housshelds
ara linguistically isclazad. Young, Hispanic families renting aparmerns
in pidar buildngs dominats this markst; about twe-fifths of housshalds
hava childran, Tvar ona-fifth of households have no vehicla, typecally
thase fnng n the city. Warkers are mainly smployed in white ccllar and
service cocapations [especally food service and bulding mamenance}
Crna-ffth of worken commuts using pulic transporation and more
walk or bike to work than expacted. Median housshold income s
lower, but home values ars hicher, reflecting the metropaiiten areas in
which thay live. Consumaers are attentve to personal stgyle: purchases
reflect their youth and their children. True to their culturs, residents
wisit Spanizh language websites, watch programs on Spanish TV
natwarks, and listan ta Hispanic music

TAPESTRY
SEGMENTATION

» comstapatey

OUR NEIGHBORHOOD

* Dignsaly setled urban perphery of

larga metwropaltan aras, East and

Wt Coasts.

foung, diverss Tamily maret: 21%

famiilies with children {marrisd couple

er singls parent), plhis mamad couplas

without children and 2 notable

Erapanien of muktigensrstional

househelds {Index 174}

= Approximiazely 72% of nouseholdars
in medtiunit apanmert ouwldings, 30%
in 24 unit sructurss (Index 375}

Majority of aparments puit bafore
1970 (58%). 30% bult beform 1340
findex 223)

1 o¢ 2 wehicles for nva-thinds of
hzusahelde: 27% have na vebels
(irdex 215}

SOCIOECONOMIC TRAITS

* Almost 40% of the popuiation wers
born abread; akrast 1 in 4 houssholds
have esidents who do not spesk Engfsh,

29% hava no high schooi diploma
{incdax 201); 29% hava a migh schoal
chplema anly (ndax 1011

Labwor force peracipation rat= is 483%
and highar than tha US svarage:
unemgloyment i3 also higher, at 10.5%,

Thass are hard-weding consumers
struing 1o get abead: style mattars
to them

Prasensing the enveonment and being
in tune with nature are vary important

Madia used mast often s tha Internet
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» Middle Ground

Cify Lights

Heusehelds: 1,759

Average Household Size: 2.56

Median Age: 38.8

Median Heusehold Inceme: $560,000

WHO ARE WE?

City Lights, & densaly pepulated urbisn marker. is the
spitoma of squality Tha wide-ranging damagraphic
characteristics of rasidents mirrar their pasaian for saaal
wallare ard aqual opponunity. Housshold tvpes range
from singls person to marmied-couple familiss, with snc
withaut children. A Blznd of cwners and rermtars, sing'e-
family horres and town homes, midrise and hign-risa
apsrmants, thesa nsighborhoads ara both racially and
sthrically divarse. Many resdents have compietad some
coliege or 3 degres. and thay earm a good ircem+ in
profeasicnal and service ccrupations. Willing 1o commute
1o thair jolos, they work hard and oudgst wall to support
their urban ifsstyles, laying the foundatien for stab'le
financial Auturss

! i SEGMENTATION

ww.omy tapastry

QUR NEIGHBORHOOD
kalf of the homes are sirgla-family
rasicdences of townhemes,

* Tanure is 50-50: half of houssholds
are cwned and half are rented.
Median home value (Ind=x 132}
and averaga Gress rert dadex 1290
axcmad US valuas.

Houscholde indude familias, beth
marrad couples and single parents,
as well as singles. Tha distrbution is
smilar to the US, with sligrtly more
single-person housshelas Irdes 105)

» Heusing & older in this mardest: 2 out
of 3 homas wera Buiit befara 1970
Mot househoids own one wshicle
but public transportation = stll a
nacassity for daily commutes

SOCIOECONOMIC TRAITS

* City Lights residents earn above averigs incomaes,
but lag the nation in net worth

Labar force participstion enceeds the US average
{inclex 105} Residents work hard in professicnal and
samice accupations but also szek to zny fife

These consurnens save for the future. often to
achieve their dream of home ownership, They ofien
engaqe in discussion abaut financial produsts and
zarvices among their pears They eam dhidand
mcomas from thsir porfolios but steer away from
rsky investments.

.

Trese cansurmers are price savvy bt will pay for
quality brands thay st

Raflecting e diversity of heir neschborrioods
residents stand Dy the:r beliefin egual opoertuniiy

Anuned to naturs snd the envrarment and wien
thay can, purchass natural praducs,
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Urban

Ethnic Enclaves

Villages

Households: 1,293,000

Average Household Size: 3.75

Median Age: 33.3
Median Household Income: $58,000

WHO ARE WE?

Urban Villages resicdents are muldoultural, multgeneratonal,

and multfingual. Trendy and fashicn conscious, thay ars rsk
waleers. Hewever, these corsumars focus on thee children
snd maintsin gardans. Thay ats well connsctad with thair
smasphones, but mors fikely 1o shop in persen or via the
Hama Shopping MNatwor Treir favorte stores ars 3s
civersa as they are, Costoo or Whole Focds, Tagat

or Nomdstrmm,

TAPESTRY
SEGMENTATION

QUR MEIGHBORHOOD

Cider homes fnost built batars 1970 ars
found in the urban perphery of largs
matropolian markats

Mamiad couples wits children, and
grandparants; many housakelds ars
mubtigenaratonal (Index 322} Auverags
housshold size =5 3,75,

Homes am clder, priman’y singls family,
with a highar madian valus of £223,000
{rdex 123} and a lower vacancy rate of 5.2%

SOCIOECONONIC TRAITS

* MWeitcubtural markat incheding recent
immigrants (Indsx 27 1} and some
language bamiars findex 303).

* Educansn: mers than half the populatian
agad 25 or oldar have a high school
dipioma or some rollage

Lekror forca participation rate higk
than the LIS, but 5o is the unsmploymart
rate at 1033,

* Brand conscious but rot necessanly brand
leyal: cpen ta trying new things

Status-conscicus consumaens; choizes
raffact thair youth—atention to style ard
pursuit of Fends

Camfarsble with technzlegy and
wntarestad in tha latast nnovatons.
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up: Upscale Avenues

Pleasantville

Households: 2,474,000

Average Household Size: 2.86

Median Age: 41.9

Median Household Income: $85,000

WHC ARE WE?

Prospernus demesticity best describas the settled denizens
of Pleasamtviila. Siuated princigally in oidar housing in
suburban araas in the Northeast (especially in Newr York
and New Jersey) and secondarily in tha West [aspaciafly n
Caiiformal, thesa olightly older couples move less than any
cther market. Many couples have alraady ransitioned to
empty nesters; many s stil home to adult children. Families
awh alder, sngle-tamly homas and maintain thair standart
of lring with dual incomss. These consumers have higher
incomes and home values and much higher net worth
{Irdex 4001 Older horres require upkeer: home imprsvernent
#nd remadeling projects ara a oriority—prafarably dona by
centractars. Residents spand thair spare rima participating
in 3 varisty of sports ar watching movies. Thay shop onlire
and in 3 variety of storss. from upsczls to discount, and use
tha lntemat largely for financial purpates.

TAPESTRY

SEGMENTATION

QUR NEIGHBORHOOQD
Suburban periphary of large metcochun
argas, prima by in Middla Arlantic or
Pacific states.

Mast homas owned fand mergaged)
(index 141}

Housthelds composed of older
marned-couple familes, more without
childmn undaer 18, but many with
childran aver 18 years (Index 141)
Oldar, singla-family homas: two-thirds
buift befors 1970, cleve 1o half from
1950 to 1943,

One of the lewest parcentages af
vacant housing units at 4. 7% {Indax 42)
Suburban househeids wth 1 or 2
vahiclas and a longer r3val tmae 1o work
(Irdee 1159

.

wl e

SOCIOECOMNOMIC TRAITS
Education: 44% college educated

24% with 3 bachsler’s dagree or highsr

Low unemployment at 7.8%; figher labor forze
participation rate at 57% (rdex 107); higher
proporiion of HHs with 2 or mone workers
(Index 118).

Many professionals in finance, nformations
tachnology, er managemant

Median household mcome denotes afluencs
with nceme prmanty from salanes, but also
from irvestments Index 131} or Socisl Securty
Index 108) and retrement ircoms lindex 124)
* Not cost-comcious, these corsumers wiling 1o
spend mona for quality and brands ey like.

Pratar fashior that is classic and tirmeless as
spposed 1o trandy,

Use all ypes of media agually (pewspapers,
magazines, adio, Intemet. TV,

L e

Loreat S s e e a0
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). Midtown Singles

Clty Strivers

Households: 933,000

Average Househald Size: 275

Median Age: 34.4

Median Household Income: $41,000

WHO ARE WE?

These high density city neighberhcads ars characterized
by a relatively young forsign-bem population who have
armbraced the Amarican litastyle, yet retained their colural
integrity. To suoport thair lifesnds, Gy Steivers residants
cemmura long distances to find work in the service or retail
industry. Thair hard-aamed wages and salary incoma goes
toward rsfativaly high rents i alder multuni buildings, but
they'va chosan thase neighborrcods to maintain tes o
the'r culture. Singla parents are oftan the recigients of
Supplamantal Security Incoma and public assistanca, but
thair dose-knt sommunity provides the imvaluable suppert
newded whiz thay work Ciy Strivers consumers ars beld in
thair purchasng desisions; they seex cut deals on branded
clothing, sematimes indulge in mstavrents and persoral
seraces. and solurge or thewr cable TV package,

g=== TAPESTRY
~ SEGMENTATION

wiricomtanentry

OUR MEIGHBORHOOD

= Dansaly pcpulated neighborhoods locatsd
pamatily in New York, Besson, Washington,
ar Chicage

Prirnarify renters fiving in sldes multiunm
structures built befors 1950: smallar
buildings wath 24 units the most poputar
n this market: relatvaly high rental rstes
3t more than 31,000 monthiy {indzx 108).

A boland of family housshalds, maered
couples and singla parents with younger
ar aduft children, as well a5 single-person
houssholds: svarmge housshels 1ze 7 75

= Work cutside thair county of rasidanca
with almost one=fourth commuting &0 or
rora Minutas T werk: averags ravel Tme
nzwork of 37 minutes the highsst of
any Tapestry maret; use of public
transportation consmaon

SCCIOECOMOMIC TRAITS

= Cine in fivs houschelds here ars in poverty,
bur City Strivers residents rely mors on
wage and salary income Almest half have
soma college education

® Labor forze partiopation @ above avenage,
but so s the unamployment rate.

* They worde n health care, ransportation,
social services, and protactve sarvices.

® 5tde and image are impcrtant 1o Fase
cormumerns. Cument rends arg 3 strong
influsnca sn thair sheppirg habies

Thay oiten make impulse purchases and y
naw brands and technelogies, but do look
for the speroval of thair fiends.

Thase sociable cansumars axhibit
Ealdnezs in thair decisione snd arsn’t
aaid o shars thar oginicn Thay share
sreng cuinral intaanty
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de Group: Midtown Single

Clty Commons

Househoalds: 1,082.000
Average Household Size: 2.66
Median Age: 27.6

Median Household Income: $17.000

WHO ARE WE?

This segment is ana of Tapastry's youngest and largest
markats, pn-‘r:iniy c.:.—np(sned af single-parsnt and
sngle-person housshalds fiving within large, metro cives
Wihile mare than a thind hava a zolfage degree or spant
some tima n collage, naady a third havs not finished
high schaal, which has a profound afiact on thair
scoromic crcurmstance. Howewes, that has not
dampened ther asgiration 1o stive for the bestfor

thernsalves and

their children.

TAPESTRY
SEGMENTATION

v com/tapas iy

OUR NEIGHBORHOOD

[

Sirgle parsans lleden 315), prmanky fzmals,
and mngfe! hesd these young househonds.
Aversze housshzid size is dlighry higher
thar the LS at 246

City Commiona are feund in jame
maropolitan cmes, whars most residents
rant aparmants in mictss buildings.
Maighbamoods are older, built Defore 1760
{incdex 1503, with hinh vicancy rarss.
Tymneal of the sty mary bousshalds con
sithar cna venicls or none, and use public
transpertation (Index 305) or taxis

e 354

SOCIOECOMOMIC TRAITS

Altheigh sama have collage dagraas,
nearly cne o threr have net graduated
fram high school

Urempisvment is very high at 24%
(Ind=x 274); labar forcs participation

is low a1 54% flndex 34).

Mast households receve inzame from
wages ar salaries, bur nearly ore in four
raceiva contributions fom Sodsl Security
{Indsx 306} and public assistancs

{Index 320

Canturnars andesver 1o kaep us with
ths latzst fashion rends.

Mzst famelies prefer the convanience of
fast-focd restzurants to cooking ar hama

19 g e T L T Rl By TR

o e

o
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LifaMode Group: Hometown

Family Foundations

Heuseholds: 1,282,000

Average Household Size: 270
Median Age: 33.8

Median Household Income: $40,000

WHGO ARE WE?

Family and faith ars the camarstorss of lifs in thesa
commurites, Older childeen, stll vng 3t home, working
toward fnancial ndepsndance, ara common within thes=
hovseholds, Neighborhoods are stable: little householg
crowth has accunted for more thar 3 decade. Many
rasidents wark in the health care industry ar public
adrninistla:crl ALross ilf |§"IE;§ U" ;C‘-'\'iil_ﬂrﬂint. STJ'!E 5
importart w these consumars, wno spend on dothing for
themsahees and their children, as well 23 on smarphaones

TAPESTRY
SEGMENTATION

QUR NEIGHBORHOOD

® Family Foundarans rasidsnts ars & mix of

mamied coup'es, dngis parsnts, grandgarents,

and chifdran, young and adult.

Average housshold sizz s slightly higher

st 2.70

Naighborhoods ara found i princpal aties
of majcr metcpeoliten srsas throughout
tha South and West

"

Tueo-thirds are homecwners lving in

single family heuses budt befars 1970
Mearly three-Tourths of all houssholds have
ara ortue vanicles at sher disposal;
avarage cammuts tima i shghtly hishar

SOCIOECONOMIC TRAITS
Mara than half have edher attanded
colege or cbtansd a degree; cne-thied
have anly fnished high scheol.

Unzmployment ratz is high at 15%
firdzx 178); 'abor force participatian rata
5 stightly lower a1 80% as workers begin
to retire

Cvar ome-thard of heuseho!ds curently
rezanve Social Security benefits; mara
than a quarter draw ircame from
retirEment accounts.

A strang focus is on refigion and charactern

Style and appearance s impertant
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i’ 'Y : :.. y sroup: Middle Ground
Y ' " Emerald City

Households: 1,677,000
Average Household Size: 2.05

Median Age; 36.6

Median Househeld Inceme: $52,000

WHO ARE WE? QUR NEIGHBORHOOD SOCIOECONOMIC TRAITS
Emeraid CRy's denzans e m lower-density neghborhoods s Thare sr= mostly alder, estalishad * Wall sducated, thase consumens resaarch
of urban ameas throughout the country Young and mebile, reighborhoods with hemas buit before products carefully befors makng purchases.
they ars mora liksly ro rent. Well sducatad and well 1948, armund 3092 built bafars 1940 = They buy naturzl, graen, and enviranmentally

employsd, half have 5 college degres and 3 E'FW“"J Just ower half of all homes ars frendly products.
cecupation. Incomas close to the US median come e e iad

primarily from wages and self-employment. This group s )
highly connacted, using the imternet for entertammant * Single-parson and ronfamily types buy and 2at organic foods,

and making environmentally friendly purchases. Long make up over haf of all hevsshalds. Call phones and taxt messaging are
hours on the Intemer arw balanced with tme at the gym = Median horre value and average rant are a huge part of gvaryday |ife

Mary embrace the “foode” culture and enjoy cooking sightly above the US 'evals; arcund haif of Thay placa e B e
sdventurous .’mlbals using fot";j. and Or:?amc foods. Music cwemed homes are werth S150.000-5200 0C0 few things to keep fife fresh and varabis
and art are major scurcas of enjoyment. They travel
fraquently, both personally and for business.

» Vary conscicus of nutrition, they regularly

®

= They zre mterestad in tha fine ars and
espacially enjoy listening 1o mus'c.

TAPESTRY
SEGMENTATION

240 com/tapastry e i o e 1 0 1 e A a2t
o im0 1 il e Tt S R
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sroup: Hometown

st Income Homes

Households: 1,632,000

Average Household Size: 2.56

Median Age: 35.1

Median Household Income: $22,000

WHO ARE WE?

Famiies n this wrban segrent may be nertraditionsi;
however, ther religicus faith and family values guide thew
modest Hestyles. Many residents ars prmary caragivers (o
ther elderly family membars. Jobs ara not always easy to
come by, but weges and salary incomae ars sull tha main
scurtes of imcome for most houssholds. Reliance on Socisl
Security and public pssistance mcoma = necessary to
support single-parent and multigenerational families.
High poverty rates in this market make diffieuit to make
ercls maet. Menethelass, rents ave relatively low findax 735,
public ransportation s available, and Madicaid can
253t famidies n need

T%PESTRY'

SEGMENTATION

OUR NEIGHBORHOOD

* Heusshalds ars singls partan er singla
parent {usually fernale householdersh.
Multigenerational families are also present.
Heomes aws pradaminanty singls family:
walu=s reflect the age of the housing,

built maore than £0 yaars ago.

averace rentis bowar than the US averags.

Mast heusahalds have na vahicle ar
one car, with a high depandence on
pubiic transperiation.

Owear half of the homes are renter ocoupied,

SOCIOECONOMIC TRAITS

s Almast 3 quarter of adults aged 25 or

rore have ne high school diploma.

Laber force participation is anky 50%,

with umerslayment st mere than

double the US rate

Income is less than half of tha US median

income; one in three housshalds ara in

paverty, dependant an Social Securty

zublic assistance, and Suppiamental

Security Income

= Contumen: in this market consder tracitional
gander roles and religious faith very impertant.

= The market lives for today, choosing

to sava anly for a spacific purpote

They favor TV as ther media of chowks

ard will purchase a product with a

celebrity andarsamert

T Ml e B B 1 Lot W S P
o satecpialp e ol

§ s e 00
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Based on the tapestry data, the subject’s PMA is comprised primarily of “Las Casas”, “International
Marketplace”, and “City Lights” neighborhoad segments. Most of these segments represent important
referral sources and are segments that represent a prospective resident to the subject.

Demand

In order to test the viability of the market, we have surveyed current and future supply pattern,
analyzing age, size, amenities and service package. Moreover, we have analyzed market occupancy,
current and future penetration rates, historical rate growth, development interest and the geographic
composition. We firmly believe that characterizing a market based on any single factor can be inaccurate
and misleading. Overall, we utilize the following process in identifying demand for senior’s housing

communities.

Establish PMA Age-Qualified

=Segment demographics on the
basis of market derived age
criterion.

=Define the subject’s primary
market area, evaluate supply by
level of care and demographics for
current and projected years.

-market on the basis of income
qualifications, considering both
income and assets of age qualified
prospects.

Market Penetration

=Market penetration rate is then
evaluated against macro

pply and cccupancy in bot

‘current and projected years

resulting in a market penetration
rate.

In terms of care levels, the following criterion is utilized by level of care:

Memory Care

[ndependent Assisted Living

Ltiving

sAge oﬁge- s Age-

Qualified Qualified

indications utilizing market
penetration rates derived from 100
largest MSAs.

Skilled Nursing

. Age.

Qualified Cualified Qualified Qualified
sIncome- +Income- *|ncome-
Qualified Qualified Qualified
®Acuity- s Acuity-

In addition to reviewing the demographics, it is important to account for the ALFA’s 2009 Overview of
Assisted Living indicates that following prior residences before moving into an assisted living residence:
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RESIDENCE PRIOR TO MOVING INTO AN ALR

AL/MC IL/AL
Private Home 71.6% 70.1%
Family Residence 9.5% 6.9%
Different ALR 6.1% 6.9%
Independent Living Community 6.8% 13.8%
Nursing Home 6.1% 2.3%

Source: 2009 Overview of Assisted Living

As previously mentioned, we have relied on estimates and projections of senior population in the
subject PMA prepared by Claritas. During discussions with senior management at Claritas, we learned
that per census procedures, Claritas’ household estimates only reflect seniors living in their primary
residence acting as head of household. Therefore, the income statistics will not reflect that portion of
the demand that emanates from nursing homes or a family residence. Thus, we have calculated a factor
for each level of care in order to more accurately reflect demand sources not captured within the census
data provided by Claritas. Based on this premise, we have calculated a Claritas Factor as follows:

¢ DEMAND CAPTURED BY CLARITAS

AL/MC IL/AL
Private Home 71.6% 70.1%
Different ALR 6.1% 6.9%
Independent Living Community 6.8% 13.8%
Total 84.5% 50.8%
Corresponding Claritas Factor (Inverse of Total) 118 1.10

Source: 2009 Overview of Assisted Living

Thus, we can, nonetheless, reasonably estimate total demand in the PMA by using the information
prepared by Claritas and dividing it by the ratio of total demand the private residence component
represents. For example, for independent living, if we calculated the current total of age/need/income-
qualified households in the market, we can divide it by 90.8% to reach an estimate of total private pay
demand:

Claritas Household Demand/90.8% = 100% of IL demand
=1/0.908
=1.10

Please note that for the purposes of this analysis, we have also applied the relevant factors for the AL
and memory care populations of 1.18.

Additionally, we need to adjust the household data in order for it to be viewed in terms of population.
This is only done for assisted living and memory care, as independent living communities generally only
attract the entire household, and rarely utilize semi-private accommodations of unrelated individuals.
Accordingly, on the supply side, we only view the number of units as opposed to the number of
residents or beds.

58



HEALTHTRUST PROPOSED SENIORS HOUSING

Therefore for assisted living and memory care, we have adjusted the household figures by dividing the
adjusted 75 and up population by the number of 75 and up households. The adjusted population is
calculated by subtracting the institutionalized nursing home population from the overall population. This
is referred to as the Household/Population Factor in the following tables.

Independent Living

According to the American Seniors Housing Association (ASHA) 2009 study The Independent Living
Report surveyed residents of independent living communities, and found the following conclusions and
key findings:

O Only 6% of new independent living residents reported having difficulty with an Activity of Daily
Living (ADL).

O A statistically greater proportion of ILC residents have long term care insurance when compared
to those not residing in an ILC.

O 20% of independent living residents reported incomes of less than $25,000.

O Smaller communities were more likely to attract an older clientele who are single. Conversely,
larger residences tend to attract a younger, wealthier and married clientele.

0 More than 50% of new residents had been hospitalized in the previous two years prior to
moving in to the independent living community.

Additionally, a previous ASHA study in 2003, The Benefits of Independent Living Communities, which
surveyed both residents and non-residents, found the following:

(0 Residents and non-residents view their health status equally, despite residents having been
more likely to have been in a hospital, used an assistive device, report difficulty in climbing stairs
and lift heavy objects in the previous two years.

O There were no differences between the abilities of residents of an ILC and those who are not in
walking, getting out of bed, bathing, dressing, or toileting.

The 2009 report goes on to survey the primary reasons for residents choosing the particular community,
which included:

Community was close to their family and friends
Unit they wanted was available

Safety, security decisions were made

To be with people

Easy lifestyle

aaaaa
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Primary reasons for residents moving out of their primary residence include:

Deterioration of health

Unable to manage by themselves
Death of a spouse

Deterioration of their spouses’ health
Old age

aaaaaQ

Overall, independent living is ultimately viewed as a lifestyle choice, as opposed to a need based service.
Consequently, we have only viewed the age and income criterion as driving factors for residency at the
subject.

Assisted Living

The National Health interview Survey is conducted by the Center for Disease Control and utilizes data
based on household interviews of a sample of the civilian non-institutionalized population identifying
personal care needs among those aged 65 and up. Personal care needs are defined as requiring
assistance with any Activity of Daily Living (ADL). The NHIS has been conducted continuously since 1957,
with the primary objective of monitoring the health of the United States population. The cross sectional
study includes a sample size of approximately 35,000 households and 87,500 persons, allowing for the
valid reporting of health status and limitations, injuries, healthcare access and utilization in the US. The
publication is widely accepted throughout the industry, including the American Seniors Housing
Association. Over the last seven years the survey has found the following, though we note that the while
there are variances year to year, they have not been defined as statistically significant:

Year % 95% Cl Interval ——

1998 6.3% 5.9%- 6.8% % 65+ NEEDING PERSONAL CARE
1999 6.4% 5.8%-6.9% D _
2000 6.4% 5.9%- 6.9%

2001 6.5% 6.0%- 7.0%

2002 6.2% 5.7%-6.7%

2003 6.5% 6.0%- 7.1% i

2004 6.3% 5.8%-6.8% f

2005 6.3% 5.8%- 6.8%

2006 6.1% 5.4%-6.7%

2007 6.9% 6.2%-7.6%

2008 6.4% 5.8%-7.0%

2009 6.4% 5.8% - 6.9%

%010 7.0% 6.4%-7.6%

Source: NHIS T e e ———r—
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Thus, in order to estimate potential demand for assisted living services we have applied the following
personal care factors to the respective age groups:

PERSONAL CARE NEEDS

Age Group Percent
65-74 3.2%
75-84 6.9%
85+ 19.9%

Source: CDC National Health Interview Survey United States 5/2016
Alzheimer’s Care

In estimating potential demand for Alzheimer’s care we have surveyed the Prevalence of Dementia in
the United States: The Aging, Demographics and Memory Study published in October, 2007 and
‘performed by Plassman, et al for Duke University Medical Center in which a nationally representative
sample of individuals 71 and older from the Health and Retirement Study were evaluated for dementia
vie a comprehensive in-home examination. This is the first nationally representative population-based
study of dementia within the United States. Based on the study the prevalence of Alzheimer's Dementia
among those 71 and older was 9.7%; however, this statistic does not differentiate between the level of
Alzheimer’s Dementia, thus not all would be candidates for traditional memory care units. The most
recent data we have found on prevalence of moderate and severe dementia is from a study released by
the GAO in 1998, which found the following prevalence rates:

St ~ ALZHEIMER'S PREVALENCE RATES

Mild, Moderate & Severe Moderate or Severe

65-74 s 1.63% d 0.92%
75-84 v 6.45% i 353%
85+ é 24.58% = 14.54%

Source: GAD Alzheimer's Disease

Accordingly, we have only considered the statistics relevant to moderate or severe dementia to be
eligible for accupancy within memory care units.

Income-Qualifications (IL/AL/MC)

Based on the subject’s estimated rents and rental comparables, we have estimated a minimum monthly
fee for the subject, multiplied by 12 months and assuming that the rental fee would account for 75% of
all living expenses. We note it is inappropriate to utilize an average rent as we are estimating the actual
demand for units in the subject’s price range. Additionally, based on The Independent Living Report, the
resident’s monthly fee accounts for 59% to 88% of a residents spending in a given month. Therefore, the
following annual minimum incomes (rounded) would be required:

_ " ANNUAL INCOME THRESHOLD _
Level of Care Minimum Monthly Rate Income Threshold
Independent Living $2,500 540,000
Assisted Living $4,500 $72,000
Memory Care $5,600 $89,600
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Claritas household income demographics are compiled from census data, which generally defines
income as receipts for the previous year. Consequently, we find that while household income is
generally a good indicator of affordability for the subject’s services, it does not necessarily correlate into
a prospective resident’s ability to pay for services. Moreover, in terms of affordability a prospective
resident’s net worth must be considered as assets are often spent down and home equity is tapped in
order to meet housing and expense obligations. As provided within the 2008 Seniors Housing Statistical
Handbook, the following income vs. net worth characteristics were comprised residents of independent,
assisted and CCRC residents:

' INCOME AND NET WORTH OF RESIDENTS

Overall  Independent Living* Assisted Living CCRC
Income R
Less than 515 8.4% 8% $11.5 Lower Quartile
'g $15-249 14.3% 13% 518.9 Median $21 Median for AL
3 $25-34.9 18.8% 16% 527.5 Median for SNF
é $35-49.9 22.9% 17% $36.0 Upper Quartile $48.8 Median for IL
£ $50-99.9 26.4% 32%
$100+ 9.1% 14% - i
Net Worth
Under 550 11.5% 9%
§ $50-99.9 9.1% 9% $62 Lower Quartile $250 Median for SNF
§ $100-299.9 21.3% 18% $205 Median $281 Median for AL
& $300-499.9 16.8% 15%
£ $500-749.9 13.6% 15% 5564 Upper Quartile $569 Median for IL
$750+ 27.7% 33%

Source: American Seniors Housing Association The Independent Living Report, 2008; *Inclusive of IL Entrance Fee residents

Assisted Living Federation of America, with AAHSA, ASHA, NCAL< and NiC, Overview of Assisted Living, 2009.
American Association of Homes and Services for the Aging, with ASHA and NIC, Continuing Care Retirement Communities: 2005 Profile

T

Net Worth 5 Income ;
= Under $50 E ® Lessthan $15 :
5$50-99.9 ; #$15-249 |
2$100-299.9 | ©$25-349
5 $300-499.9 E =$35-499
®5500-749.9 = W $50-99.9
= $750+ 'l = $100+
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The 2006 and 2009 Overview of Assisted Living indicated the following sources of primary payment:

' ' PRIMARY PAYMENT SOURCE

2006 2009 | 2006 2009
AL/ALZ ' IL/AL

Self 57.9% 63.5% ' 66.3% 82.6%
Family 30.9% 14.7% 14.7% 7.0%
Insurance 4.7% 7.1% 3.3% 3.5%
Medicaid 2.6% 12.2% 13.6% 5.8%
SS1 1.3% 1.9% 2.2% 1.2%
VA 2.6% 0.0% 0.0% 0.0%
Unknown 0.0% 0.6% 0.0% 0.0%

Source: 2006 and 2009 Overview of Assisted Living

As seen in the foregoing, residents are not typically responsible for their entire fee within senior housing
communities. Further, if we view typical incomes of residents with current average fees, it is apparent
that a resident’s income is not the primary source of funds:

i INCOME TO CHARGE COMPARISON

Average Annual Income Median Income of
e MonthlyRateh  Threshold* Resident** pShortiall 1% Shortie
Independent Living 52,862 545,792 540,000 $-5,792 -12.65%
Assisted Living $4,473 $71,569 $18,900 $-52,669 -73.59%

ANIC MAP 4th Quarter 2016
* Average Monthly Rate/75%*12
**The Benefits of Independent Living Communities, 2003 & Overview of Assisted Living, 2009.

Therefore, while our analysis will focus on the income-qualified senior, we must recognize that for
private pay communities, adult children and long-term care insurance policies are often covering a
senior who has lower than required annual income and resources. Moreover, residents are alsa likely to
spend down their assets in order to utilize care, particularly for higher levels of care (assisted living and
memory care). Because household income statistics provided by Claritas only include money receipts
(pension income, social security income, etc.) for a given year, they do not include the following sources
that could also fund residency:

O Stocks, bonds and other liquid assets
O Assistance from family

0 Home equity

O Medicaid Waivers

Consequently, we have adjusted our income-qualifications below that of the income threshold
calculated previously to account for these additional sources of income. We have viewed those
residents indicating incomes of $35,000 and up for assisted living and $50,000 and up for memory care.
We note that the difference between the required minimal income and the concluded income
qualification used reflects spending down of assets associated with a resident’s net worth, assistance
from adult children and other sources including long-term care insurance.
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Finally, based on the foregoing, we have calculated the potential demand for seniors housing as shown:

DEMAND INDICATIONS
Assisted Living
PMA SMA

2018 2023 2018 2023
75+ Population 14,844 17,011 38,245 42,597
Nursing Home Population 1,488 1,488 2,981 2,982
Adjusted 75+ Population? 13,356 15,523 35,268 39,615
75+ Households 10,136 11,452 25,388 27,738
Annual Minimum Income Threshold $72,000 $72,000
Median Owner-Occupied House Value $239,652 $258,173 $217,700 $241,699
Income Qualification: $35,000 and up $35,000 and up
Age and Income Qualified Households
75-84 3,152 4,169 6645 8212
85+ 968 990 2166 2147
Personal Care Factor by Age
75-84 6.90% 6.90% 6.90% 6.90%
85+ 19.90% 19.90% 15.90% 19.90%
Households Meeting Income and Acuity 410 485 890 994
Household/Population Factor* 1.32 1.36 1.39 1.43
Nielsen Factor 1.18 1.18 1.18 1.18
Potential Assisted Living Demand 640 778 1,464 1,682

Memory Care
PMA SMA

2018 2023 2018 2023
75+ Population 14,844 17,011 38,249 42,597
Nursing Home Population 1,488 1,488 2,981 2,982
Adjusted 75+ Population? 13,356 15,523 35,268 39,615
75+ Households 10,136 11,452 25,388 27,738
Annual Minimum Income Threshold 589,600 589,600
Median Owner-Occupied House Value $239,652 $258,173 $217,700 $241,659
Income Qualification: $50,000 and up $50,000 and up
Age and Income Qualified Households
75-84 2,150 2,971 4123 5286
85+ 559 657 1289 1327
AD Factor by Age
75-84 3.53% 3.53% 3.53% 3.53%
85+ 14.54% 14.54% 14.54% 14.54%
Households Meeting Income and Acuity 163 200 333 380
Household/Population Factor* 1.32 1.36 1.39 1.43
Nielsen Factor 118 1.18 1.18 1.18
Potential Memary Care Demand 255 322 548 643

*Adjusted Population/Households

AGeneral Population less Nursing Home Population

Source: Nielsen GAQ, CDC, HealthTrust, LLC
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Penetration Analysis

For the purpose of this analysis, the market penetration rate is measured as the number of residents
from the PMA living in seniors housing communities divided by the total number of age/income/need
qualified households. It can be expressed as:

[Market Occupancy x Supply x Ratio from the PMA]/Income-Qualified Demand

The market penetration rate is viewed as a comparison of supply and demand relative to a snapshot in
time for both the current year and projected year based on information available as of the date of the
inspection. Based on the PMA average occupancy level, we find that the market is currently
demonstrating the following penetration level:

" PENETRATION ANALYSIS
Assisted Living
PMA l
2018 2023
Total Supply 420 548
Market Occupancy 85% 95%
Total Potential Demand 640 778
Penetration Rate 62.14% 66.82%
Memory Care
PMA
2018 2023
Total Supply 48 85
Market Occupancy 50% S0%
Total Potential Demand 255 322
Penetration Rate 16.97% 23.76%

Source: HealthTrust, LLC

Penetration rates are indices that represent the relationship between supply and demand, which allow
for meaningful comparison to the broader market. Unlike other real estate asset classes, penetration
rates are not to be analyzed on the basis of their absolute value, but rather used for their relative values
when compared to the larger market. More clearly, due to the imperfect nature of the available data,
resulting penetration rates can sometimes lead to indications that could be construed as being
misleading. For example, a penetration rate in excess of 100% is not necessarily indicative of a saturated
market, but only to the extent of how it relates to other market derived penetration rates using identical
methodology. In doing hundreds of appraisals and market studies annually of senior hausing properties,
we have found the following significant trends and conclusions:

O Markets with high penetration rates have better-educated populations with regards to the
seniors housing product type. Further, among the 100 MSAs, there is a positive correlation
between penetration rates and occupancy levels. Conversely, as penetration rates increase,
average rents decrease, indicative of a competitive market.

O Based on our analysis of the 100 largest MSAs, we find a significant variance in assisted living
and memory care penetration rates for the largest 31 MSAs relative to that of the smaller MSAs
(32-100). Generally, the latter indicates on average, 25% to 35% higher penetration rates,
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depending on age and income qualifications. Further, in our experience, we find this variance to
be even more pronounced within tertiary markets. While, it's anecdotal, we attribute this to

the following:

@)

Q

Greater in-migration from rural out bounding areas due to availability of healthcare
resources.
Fewer living options available within the secondary markets relative to the larger,
metropolitan markets.
Smaller sized markets allow for increased education and product awareness.

3 Adult Children (45-64 age cohorts) play a primary role in the decision process for a prospective
resident with regard to assisted living and even more so to memory care. Higher penetration
rates among adult children reflect net-in migration for the particular service and result in
increased penetration. This is not necessarily the case for independent living, where no
correlation is found among adult children.

3 Availability of State Assistance (Medicaid) is a driving demand force for senior housing
properties. The utilization of such programs allows for increased access to residents who could
otherwise not afford the product, thereby resulting in higher penetration rates. States with high

utilization of State Assistance include North Carolina, Oregon and Washingtan.

Overall, while penetration rates provide a barometer for the makeup of a particular market, in analyzing
any market, primary weight is placed on market occupancy levels, once adjusted for variances among
the age and quality of assets available.

Market Categorization

In order to categorize the market, we have compared the subject’s PMA against the 100 largest MSAs. In
order to provide for industry benchmarks, we have utilized current supply estimates from NIC MAP and
applied our supply and demand methodology previously described. The subject’s PMA relative to the
broader market is as follows:

INDEPENDENT LIVING
Top 100 MSA Benchmark MSA Subject PMA Subject SMA

Median  Lower Quartile  Upper Quartile Chicago, IL 2018 2023 2018 2023
Average Dccupancy 92.29% B9.62% 94.51% 90.30% 85.67T% 95.67% 92.48% 92.48%
Average Monthly Rent 52,862 52,548 $3,179 $3,020 N/A N/A N/A N/A
Median House Value $184,167 $152,157 5238,454 $230,719 £239,652 $258,173 §217,700 $241,699
Adult Child Prevalence 3.70% 2.60% 4.61% 3.36% 2.33% 207% 1.80% 1.93%
Penetration Rates
$35,000 and up 9.2% 7.2% 11.0% 10.6% 7.2% 5% 4.9% 5.0%

Top 100 MSA Benchmark

Subject PMA

Subject SMA

Median  Lower Quartile  Upper Quartile Chicaga, IL 2018 2023 2018 2023
Average Occupancy 88.09% 85.10% 90.08% B86.18% 94.74% 94.74% 93.85% 93.85%
Average Monthly Rent 54,473 54,289 $5,004 55,336 N/A N/A N/A N/A
Median House Value $183,657 $151,834 $237,908 $230,719 $239,652 5258,173 $217,700 5241,699
Adult Child Prevalence 5.07% 3.63% 6.88% 3.27% 2.84% 3.30% 2.82% 2.86%
535,000 and up 66.8% 32.8% 92.5% 69.0% 62.1% 66.8% | 50.7% 50.0%
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Top 100 MSA Benchmark MSA Subject PMA Subject SMA

Median  Lower Quartile  Upper Quartile Chicaga, IL 2018 2023 2018 2023
Average Occupancy 86.51% 82.12% 89.24% 81.37% 50.00% 90.00%| 90.00% 90.00%
Average Monthly Rent $5,724 §5,341 56,265 56,884 N/A N/A N/A N/A
Median House Value 5184,167 5152,266 $238,454 $230,719 5$239,652 5258,173 5217,700 5241,699
Adult Child Prevalence 1.22% 0.94% 1.63% 0.88% 0.31% 0.49% 0.16% 0.28%
Penetration Rates
$50,000 and up 40.4% 19.3% 58.6% 45.3% 17.0% 23.8% 7.9% 13.0%
Conclusions

Based on its estimated stabilized occupancy level, we find the market’s IL penetration rate is below the
median of the 100 MSAs while the AL penetration rate is below the median and the memory care
penetration rate is below the median of the 100 MSAs.

Our observations of hundreds of markets annually resulted in the following general interpretation of
market indicators:

MARKET ANALYSIS INTERPRETATION

_Category Occupancy | Penetration Market Conclusion :
‘ | PMA has positive rate growth and

absorption. May have net in-migration
and/or prevalence of state assistance.
| | PMA > NIC MAFP Median ‘ & PMA > Median | Experienced and highly competitive
! | | market with potential of moving into Il or
| ' IV depending on demographic growth
and/or proposed supply.
PMA is overbuilt, low/negative rate
growth and low/negative absorption.
Market may be skewed by dated,
. uncompetitive communities.
! | PMA'’s consumers are not fully accepting
n PMA < NIC MAP Median & PMA < Median | or are inexperienced with seniors housing
and/or market has net out-migration
PMA has significant potential and is
v PMA > NIC MAP Median & PMA < Median under-served with high rate growth and
occupancy, indicating unmet demand.

i PMA < NIC MAP Median & PMA > Median

— e

Source: HealthTrust, LLC
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Market Categorization

Median
Occupancy

L " Median
Penetration

The subject’s PMA is best characterized as a Type IV market, meaning that the PMA has significant
potential and is under-served with high rate growth and occupancy. This is indicating unmet demand in
the market. While this model is not an indicator of outright feasibility for the subject, this does suggest
that at present, and over the next five years, the market risk will not increase significantly enough to
offset demand and that were the subject introduced during this period, it would not cause a significant
change in the current balance between supply and demand. Therefore, our review of the local market
indicates that there is positive demand for seniors housing properties to support development of the

subject.
Capture Analysis

By utilizing market derived penetration rates, we are able to capture the prevailing demand that will be
the users of the subject’s services, recognizing that there will be prospective residents that choose to
stay home, utilize home health services, or move-in with family members.

Because our methodology is prescribed equally to both the subject’s market as well as the broader
markets, allowing for reliable and valid comparisons. Thus, utilizing the various penetration rate
indications, we have reconciled to a capture rate for the market, whereby we have forecasted the
appropriate level of demand for the subject’s market, as seen in the following chart:
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! MAR CAPTURE ANALYSIS - PMA
In, nt L Assisted Living Memary Care
2018 2023 2018 2023 2018 2023
etration Rates

MAP 100 Quartile Range 7.24% - 10.98% - 32.77%- 92.46% - 19.28% - 58.62% -
MAP 100 Median 9.2% - 66.8% s 40.4% -
MAP 31 8.9% 56.8% 34.1%
MAP 32-100 9.4% 71.9% 44.3%
Midwest 9.5% 83.9% = 35.9% -
MSA 10.6% - 69.0% e 45.3% -
PMA 7.2% 5.7% 62.1% 66.8% 17.0% 13.8%
Reconciled HT Markat Capture 10.0% 10.0% 80.0% 80.0% 30.0% 30.0%
Potential Demand 4,537 5,681 640 778 55 in
Total Demand® 454 568 512 623 76 97
Occupled Supply 32e 326 398 520 43 77
NetExcess/(Deflcit) Demand 128 242 114 103 3 20
*Reconciled Capture Rate x Potential Demand

Overall, we expect that the market capture to be above the PMA in all three markets and closed to the
Midwest capture rates. The subject is location in the River Forest Village which is more affluent and
wealthy relative to the areas more than three miles of the subject, which makes the subjects more
immediate are more desirability. Based on our reconciled market capture rate, the PMA suggests
current unsatisfied demand of 128 units for IL, 114 units for AL and 33 units for MC as of the date of this
report. The IL market represents the most excess demand now and in the future. We would also like to
not that the suggested unit mix for the subject are included in the 2023 supply. Additionally, the market
is able to support the proposed subject as projected excess demand grows over five years.

Furthermore, as seen in the following table, the subject property, being the newest property within the
PMA, we expect that they will be able to attain their appropriate share of the market. Thus, at the
subject’s proportionate share of the market, there is also excess demand for independent living, assisted
living and memory care beds.

Independant Living Assisted Living* M y Care

2018 2023 2018 2023 2018 2023
Supply (excl Subject) 241 241 350 479 23 60
Market Occupancy® 95.67% 95.67% 95% 95% S0% 90%
Subject Units 100 100 70 70 25 5
Subject Stab Cccupancy 92% 92% 91% 91% 90% 90%
Subject Market Share |
Total Units Indication 29% 29% 17% 13% 52% 29%
Occupied Units Indication 9% 29% 16% 12% 52% 29%
Reconciled HT Subject Capture 29% 29% 16% 16% 50% 0%
Total Demand 454 568 512 623 76 g7
Subject Capture 132 165 82 100 38 33
“supply and Oczupancy includes M y Care
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RATE ANALYSIS

Rate and Absorption Analysis

We have surveyed comparable and competitive in and near the subject’s primary market area. These
communities are described on the following pages:
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RENTAL COMPARABLE #1

Record ID: 2100852

Property Type: Continuing Care Retirement Community

Name: Cantata / The British Home

Address: 8700 West 31st Street, Brookfield, DuPags, IL, 60513
Verification:

With: lackie at 708-485-1155

Management: Cantata Adult Life Services

BUILDING CHARACTERISTICS
Year Opened: 1920 Quality: Above Average
Number Of Buildings: — Condition: Above Average
Number Of Stories: — Construction Type: Unknown
Land Area: 10 acres Gross Building Area: —_

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max
I 66 units 80% 0 AL Levels 5540 $1,040
AL 93 beds 77% 3 daily ALZ-AL - e .
ALZ — - — Other == — -
SN 72 beds 64% 3 daily
PROJECT AMENITIES
e Activity rooms e Game/billiards rooms . Skilled nursing care
e Arts & crafts rooms *  Housekeeping ¢ Social activities
e  Assistance w/ ADLs s Laundry facilities ¢ Spa/Whirlpool
e  Beauty/barber shop o Library _ ¢  Therapy Room
. Computer room . Linen Service . Utilities
s Courtyard L} Lounge areas
. Dining room - main ° Medications
° Dining room - private ® Reception Area
s Exercise fadlities e Scheduled transportation
UNIT AMENITIES
e  Cable/satellite TV s Full kitchens . Private baths
s Emergency pull-cords s |ndividually controlied HVAC
®  Fire/smoke detectors ¢ Kitchenettes
SERVICE PACKAGE
s \Water/Sewer *  Phone
s CablefSatellite TV *  Housekeeping
o Electricity
INDEPENDENT LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
1-Bedroom Moanthly $2,850 - $5,000 - = = 465 L
2-Bedroom Moanthly $3,250 -— $5,000 =3 i S 585 =
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HEALTHTRUST
RENTAL COMPARABLE #1
ASSISTED LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Studio Monthly 54,440 54,733 54,440 54,733 —_ —_ 326 326
1-Bedroom Monthly 84,965 — 54,965 — - - 420 420
2-Bedrocm Maonthly $5,439 - 55,439 - - — - =
SKILLED NURSING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Private Daily 5341 - 5682 - - - - -
Semi-Private Daily 5262 — 5524 —_ — — — —_
CENSUS
Care Level Payor Type % of Current Census
SN Private pay 15.0%
SN Medicare 85.0%

REMARKS: The British House was founded in 1920 by the Daughters of the British Empire. The British House is the skilled nursing segment of the Cantata CCRC
campus located in Broakfield. The campus also offers; IL, AL, Home Care, Rehabilitation, and Handyman Services. The assisted living unit (The Woodlands) opened in

2003.

The entrance fee Is a two-month depasit for long-term care, one maonth’s rent for AL and $5,000 for IL.

72



HEALTHTRUST PROPOSED SENIORS HOUSING

RENTAL COMPARABLE #2

Record ID: 8105668

Property Type: Independent and Assisted Living Community
MName: Oak Park Arm

Address: 408 5 Oak Park Avenue, Oak Park, Cook, IL, 60302

Verification:
With: Heather at 708-386-4040

BUILDING CHARACTERISTICS
Year Opened: 1978 Quality:
Number Of Buildings: 1 Condition:
Number Of Stories: 5 Construction Type:
Land Area: 24.51 acres Gross Building Area:

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max
IL 142 units 91% 2 daily AL Levels $200 $700
AL 49 beds 91% 3 daily ALZ-AL e = —
ALZ - - - Other - - -
SN — - -
PROJECT AMENITIES
s Activity rooms s Linen Service s Social activities
s Assistance w/ ADLs . Lounge areas . Therapy Room
*  Dining room - main e Medications
»  Health center e Pharmacy
»  Housekeeping =  Reception Area
e Laundry facilities e Security 24 hour
UNIT AMENITIES
s Cable/satellite TV . Emergency pull-cords . Fire/smoke detectors
SERVICE PACKAGE
*  Water/Sewer *  Housekeeping
=  Cable/Satellite TV e Electricity
INDEPENDENT LIVING RENTAL ANALYSIS S
Unit Type Fee basis Min Fee Max Fee Community Community Fee Beds Units Min Size Max Size
Fee Min Max
Studio Monthly $1,780 $1,880 i = Cod e 300 —
1-Bedroom Monthly $2,130 42,480 —_ - —_ —_ 450 —
2-Bedroom Monthly $2,530 $2,680 — - — — 550 =
ASSISTED LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Studio Monthly $3,785 54,155 — — - - — -
1-Bedroom Monthly 54,525 54,680 - - - -— - —_

REMARKS: Independent living also offers rents that don’t include meals and rents that include all three meals. Its 5120 more per month for three meals or $180 less
per month with no meals.
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RENTAL COMPARABLE #3

Record ID: 201802063

Property Type: Assisted Living/Memaory Care Residence

Name: Belmant Village of Oak Park

Address: 1035 Madison Street, Oak Park, Cook, IL, 60302

Verification:
With: Mary at {708) 848-7200

BUILDING CHARACTERISTICS
Year Opened: 2004 Quality: Good
Number Of Buildings: 1 Candition: Geod
Number Of Stories: o Construction Type: Masonry
Land Area: - Gross Building Area: —

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max
I - - - AL Levels $600 $1,500
AL 78 beds 90% 3 daily ALZ - AL All-inclusive — —
ALZ 48 beds 90% 3 daily Other - - -
SN —_ - _
PROJECT AMENITIES
e  Activity rooms ®  Health center s Game/billiards rooms
e  Assistance w/ ADLs s Housekeeping e  Scheduled transportation
° Beauty/barber shop ® Laundry facilities e Security 24 hour
e Concierge service . Linen Service s Social activities
e  Courtyard . Lounge areas e Theater/Auditorium
¢  Dining room - main . Medications . Utilities
. Dir{ing roem - private . ® Postal services «  Wanderer Mgt System
= Exercise facilities s Reception Area
UNIT AMENITIES
s (Cable/satellite TV +  Individually controlled HVAC e Kitchenettes
e  Emergency pull-cords +  High-speed internet s  Private baths
° Fire/smoke detectors . Walk-in closets
SERVICE PACKAGE
s Water/Sewer e  High Speed Internet
s Electricity s  Housekeeping
ASSISTED LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Studio Monthly 53,950 - 53,950 — — - - -
1-Bedroam Monthly 55,500 — 55,500 — — —_ s .
2-Bedroom Monthly $10,000 - $10,000 - - - - .
IMEMORY CARE RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fea Max
Studio Monthly $5,900 $9,000 $6,900 e - - — -
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RENTAL COMPARABLE #4

Record ID: 8105655

Property Type:  Assisted Living Residence

Name: Victory Center of River Woods

Address: 1800 Riverwoaods Drive, Melrose Park, Cock, IL, 60160

Verification:
With: Barb at 708-547-5800

BUILDING CHARACTERISTICS
Year Opened: 2003 Quality: Average
Number Of Buildings: 3 Condition: Above Average
Number Of Stories: 4 Construction Type: Mascrry
Land Area: —- Gross Building Area:  —

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max

IL - --- —_ AL All-inclusive S0 -

AL 107 units 97% 3 daily ALZ-AL - - —

ALZ - — i Other s — -

SN — — —

PROJECT AMENITIES
s Activity rooms *  Linen Service = Security 24 hour
e  Assistance w/ ADLs ®  Lounge areas e Therapy Room
e Dining room - main e« Medications
e  Housekeeping s Pharmacy
. Laundry facilities . Postal services
® Library ¢ Reception Area
UNIT AMENITIES
e  Cable/satellite TV . Emergency pull-cords . Fire/smoke detectors
SERVICE PACKAGE
e \Water/Sewer =  High 5peed internet
e Cable/Satellite TV : s Housekeeping
s Electricity
ASSISTED LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Semi-Private Monthly $3,280 — S0 — — - — —
Studio Monthly $3,870 -_ 50 —_ - - - -

REMARKS: This community is a part of a state program that helps provide affordable senior housing. There is no community fee.
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RENTAL COMPARABLE #5

Record ID:
Property Type:
Name:
Address:

8116304

Independent and Assisted Living Community
Concord Place

401 West Lake Street, Northlake, Cook, IL, 60164

Verification:
With: staff at 708-365-9251

Management: F & F Realty
BUILDING CHARACTERISTICS
Year Opened: 1974 Quality:
Number Of Buildings: 1 Condition:
Number Of Stories: 16 Construction Type:
Land Area: B.BY acres Gross Building Area:

Average
Average
Masonry
318,181

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max
IL 263 units 90% 0 daily AL All-inclusive - o
AL 144 units 100% 3 daily ALZ - AL — — —
ALZ — — —_— Other a —-— -
SN — — -
PROJECT AMENITIES
s Activity rooms s  Housekeeping s Spa/Whirlpoel
s Assistance w/ ADLs o Library *  Swimming Pool
. Beauty/barber shop ¢ Lounge areas s  Theater/Auditorium
e«  Courtyard e Medications ¢  Therapy Room
. Dining room - main ° Postal services & Generalstore
*  Game/billiards rocms L] Reception Area . Utilities
UNIT AMENITIES
s (Cablefsatellite TV s Emergency pull-cords s Fire/smoke detectors
SERVICE PACKAGE
L Water/Sewer ®  High Speed Internet . Electricity
s  Cable/Satellite TV »  Housekeeping
INDEPENDENT LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Studio Monthly $1,200 $1,650 - — 202 202 275 -
1-Bedroom Monthly $2,150 - - - 51 51 550 —
2-Bedroom Monthly — — — — 10 10 550 —
ASSISTED LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Studio Monthly $3,000 - - - 124 124 275 -
1-Bedroom Monthly $4,000 - - - 16 16 550 -

REMARKS: Concord Place offers independent and assisted living. There are a la carte services that independent living residents can purchase if they are just needing
minimal assistance. Supportive assisted living rates are all inclusive of care. There are never any entrance fees.
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RENTAL COMPARABLE #6

Record ID: 8115787

Property Type:  Continuing Care Retirement Community
Name: Central Baptist Village

Address: 4747 N. Canfield Ave, Norridge, Cook, IL, 60706

Verification:
With: Gail at 708-583-8500

BUILDING CHARACTERISTICS
Year Opened: 1956 Quality: Good
Number Of Buildings: 1 Condition: Average
Number Of Stories: — Construction Type: Masaonry
Land Area: B.76 acres Gross Building Area:

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max
IL 97 units 100% 2 daily AL All-inclusive S0 -
AL 30 beds 100% 3 daily ALZ-AL - s =5
ALZ == - -_ Other — 2 <
SN 120 beds 90% 3 daily
PROJECT AMENITIES
s Activity rooms s Exercise facilities L Reception Area
s Arts & crafts rooms «  Game/billiards rooms s Scheduled transportation
s Assistance w/ ADLs Housekeeping s Security 24 hour
s Beauty/barber shop Laundry facilities e Skilled nursing care
L] Chapel Library ° Saocial activities
+  Coffee Shop/Deli Linen Service e Therapy Room
s  Courtyard Lounge areas . Utilities
e  Dining room - main Medications s Walking/nature trails
e Dining room - private Postal services *  Woeodworking shop
UNIT AMENITIES
s (Cable/satellite TV Individually controlled HVAC e Full kitchens
®  Emergency pull-cords Private baths e Kitchenettes
° Fire/smoke detectors Washers/dryers
SERVICE PACKAGE
s Water/Sewer Electricity #  Housekeeping
INDEPENDENT LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Units Min Size Max Size
Fee Min Fee Max
Studio Monthly $2,143 $3,000 - — 350 —
1-Bedroom Monthly $2,887 £3,000 — — 450 550
2-Badroom Monthly $3,645 53,000 —_ - 750 800
Extra Person Monthly $541 —_ — — —_ —
ASSISTED LIVING RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Units Min Size Max Size
Fee Min Fee Max
Studio Monthly $5,954 $3,000 — 30 251 —
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Record ID:

Property Type:

Name:
Address:

Verification:
With:

RENTAL COMPARABLE #7

8117576

Assisted Living/Memory Care Residence
Hartwell Place

5520 N Paulina St, Chicago, Cook, IL, 60640

Ariclle at 7/3-596-2215

BUILDING CHARACTERISTICS

Year Opened:
Number Of Buildings:
Number Of Stories:

2000 Quality:
1 Condition:
e Construction Type:

Above Average
Above Average
Wood Frame

Land Area:

— Gross Building Area:  —

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max
IL - - - AL — - —_

AL — — — ALZ-AL All-inclusive — —

ALZ 28 beds 100% 3 daily Other —_ Sl s

5N = e T

PROJECT AMENITIES
& Activity rooms Laundry facilities e Reception Area
s Assistance w/ ADLs Linen Service e Scheduled transportation
° Beauty/barber shop Lounge areas *  Security 24 hour
° Dining room - main Medications L] Social activities
e  Housekeeping Pastal services = Utilities
UNIT AMENITIES
s (Cable/satellite TV Individually controlled HVAC
s Emergency pull-cords Private baths
. Fire/smoke detectors
SERVICE PACKAGE
s Water/Sewer Electricity
s (able/Satellite TV Housekeeping
MEMORY CARE RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Studio Monthly 53,530 57,370 $1,000 - - - — -

REMARKS: Hartwell Place is associated with Covenant Home of Chicago, which is alse in the area. Hartwell Place is dedicated to just memory care residents. There
are 28 private units and six different size floorplans. The rates vary based on tha size of apartment and level of care. Rates are all inclusive of care.
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Record ID:
Property Type:
Name:
Address:

Verification:
With:

Management:

Year Opened:

Number Of Buildings: 1
Number Of Stories:

Land Area:

RENTAL COMPARABLE #8

8108491

Assisted Living/Memory Care Residence

Terra Vista of Oakbrook Terrace

1635 S Ardmore Ave, Oakbrook Terrace, DuPage, I, 60181

Ellen at 630-534-0886
Terra \ista

BUILDING CHARACTERISTICS
2016 Quality: Excellent

1 Condition; Excellent

Z Construction Type: Woeod Frame

Gross Building Area: —

PROPERTY MIX LEVEL OF CARE TYPE
Level Capacity % Occupancy Meals Level Type Min Max

IL — — - AL — — -

AL — - - ALZ - AL All-inclusive —_— o

ALZ 103 units 40% 3 daily Other - - -

SN - - -

PROJECT AMENITIES
s Activity rooms *  Lounge areas ° Utilities
s Assistance w/ ADLs ¢ Medications *  Walking/nature trails
*  Courtyard *  Reception Area *  Wanderer Mgt System
»  Dining room - main ¢  Scheduled transportation
e Linen Service s  Social activities
UNIT AMENITIES
e Cable/satellita TV ¢  Emergency pull-cords *  Fire/smoke detectors
SERVICE PACKAGE
«  \Water/Sewer s Electricity ¢  Housekeeping
MEMORY CARE RENTAL ANALYSIS
Unit Type Fee basis Min Fee Max Fee Community Community Beds Units Min Size Max Size
Fee Min Fee Max
Studio Manthly 56,475 — 52,000 - — — — -

REMARKS: Terra Vista opened in October of 2016 and currently have 41 apartments filled. There is one rate which is all inclusive of care.
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Estimates of Market Rent - Seniors Housing

In addition to the base rates, assisted living services are provided via a variety of pricing models, the
mast common being:

e All-inclusive, whereby all services, including personal care and assistance with activities of daily
living, are included in the monthly fee.

e levels or point systems, where the base rent includes meals, housekeeping, activities,
maintenance and security, but assistance with ADLs and personal care are charged based on the
health assessment of each resident.

e Ala carte, where the base rent includes meals, housekeeping, activities, maintenance and
security, but every need (toileting, incontinence, medication reminders, showers) has a separate
charge.

In this market, the comparables report the following systems:

SUMMARY OF CARE PRICING - AL

Community Service Type Min Fee  Max Fee
Proposed Seniors Housing Levels - -
Cantata / The British Home Levels $540 51,040
Oak Park Arm Levels $200 $700
Belmont Village of Oak Park Levels $600 51,500
Victory Center of River Woods All-inclusive S0 S0
Concord Place All-inclusive # =
Central Baptist Village All-inclusive — -
Community Service Type Min Fee  Max Fee
Proposed Seniors Housing All-inclusive - -
Belmont Village of Oak Park All-inclusive e #A
Hartwell Place All-inclusive - -

Terra Vista of Oakbrook Terrace All-inclusive - -

We note the subject will be a good quality property, with a good location and good amenities. We have
surveyed properties located in and near the PMA to gain a better understanding of market rents. We
have further compared the subject to the market on the basis of many characteristics. A summary of our
adjustments include:

Quality/Condition: Adjustments were made to comparables for inferior quality and condition. All of the
properties range from good to average quality and condition. Upwards adjustments have been made to

those deemed inferior relative to the subject.

Unit Type: Based on the variance in base rate between unit types at each comp, we have made a market
adjustment similar to the range for those properties not offering both unit types.
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Location: We have made upward adjustments to those properties deemed to have inferior locations and
downward adjustments to those with better locations.

Amenities: Amenities at the comparables range from average to good. As the subject will offer good
amenities, those deemed inferior have been adjusted upwards:

INDEPENDENT LIVING MARKET SUMMARY

Reconciled Average Median Mode  Street Rate Range®
0 $2,500 HNJA #N/A EN/A HNSA
0 $3,000 HN/A #N/A #N/A HN/A

0 $3,500 #N/A #N/A #N/A H#N/A

Reconciled Average Median Mode  Street Rate Range®
Studio $4,500 54,236 $4,053 - $3,000 - $5,954
1-Bedroom $5,400 $4,734 54,680 - 54,000 - $5,500
2-Bedroom $6,000 $7,720 §7,720 - 55,439 - 510,000

MEMORY CARE MARKET SUMMARY

Reconciled Average Median Mode  Street Rate Range®
Studio $6,800 $6,655 $6,900 - $3,530-$9,000
Semi-Private $5,600 - - - N/A

Source:HealthTrust LLC; *Unadjusted Market Range

Therefore, we have made comparisons to the competitive supply relative to the subject property for
each unit type. Adjustments were made on the fallowing basis:
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HEALTHTRUST PROPOSED SENIORS HOUSING

: . SUMMARY OF ADIUSTED RATES

Assisted Lving

Unit Type Range Average Avg Adjustment Median Lower Quartile  Upper Quartile  Reconciled Rate
Studio 53,300 - 55,154 54,280 1% 54,195 54,068 54,657 54,500
1-Bedroom $4,300 - $5,654 $5,040 5% $5,034 $4,601 45,491 45,400
2-Bedroom 54,800 - $10,100 56,203 10% 45,521 $5,191 $6,025 56,000
Memary Care

Unit Type Range Average Avg Adjustment Medlan Lower Quartie  Upper Quartile  Reconciled Rate
Studio 85,650 - 57,950 56,602 1% 46,475 56,063 §7.213 56,800
Semi-Private 54,150 - 35,450 $5,192 22% $4,975 $4,563 $5,713 45,600

As the subject will be the newest property in the market, with good amenities, we have reconciled rates
towards the upper quartile of the adjusted range. As most communities offer care thorough a number of
levels, we expect the subject to offer care based on a similar pricing system for AL and MC.

Stabilized Occupancy

The subject and comparables indicate the following as of the day of the most recent inspection:

Property AL ALZ
Proposed Seniars Housing 0% 0%
Cantata / The British Home 77% -
Oak Park Arm 91% -
Belmont Village of Oak Park 90% 90%
Victory Center of River Woods 97% -
Concord Place 100% -
Central Baptist Village 100% --
Hartwell Place - 100%
Terra Vista of Oakbrook Terrace — 40%
Median 91% 65%
Average 93% 63%
Mode 100% -
Range 0% - 100% 0% - 100%
PMA Average Occupancy 95% 90%

The average market occupancy is at 90-100% and expected to remain generally at or above 90%, we
have estimated a stabilized occupancy level for the subject of approximately 92% for IL and AL and MC,
reconciling between market indications and current occupancy. Additionally, we have reconciled to an
occupancy slightly lower than the current market average as the addition of supply is expected to lower
the occupancy rate. However, a new, good quality community will should ocutperform the market
average in the future.
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HEALTHTRUST PROPOSED SENIORS HOUSING

Absorption

For the purposes of this discussion, we have defined absorption as the move-in rate (net number of
units filled divided by the number of months open) at which a property fills to stabilized occupancy.
Below is a chart of median move-in rates by selected markets as published by NIC MAP data is as
follows:

Market IL AL MC SNF Market IL AL MC SNF
All 31 M35As ‘5.1 ol 12 5.3 MNew Yark 33 15 = 74
Atlanta 5.1 34 Z.7, - Orlando - - - -

Baltimore 75 — - 5.9 Philadelphia 58 2.8 0.8 -

Boston 4.7 3.2 11 2.8 Phoenix 223 20 11 -

Chicago Z2 T2 2.0 5.3 Pittsburgh - - - -

Cincinnati - 4.0 19 52 Portland 4.1 0.7 0.4 -

Cleveland 4.9 1.8 43 3.2 Riverside 46 - 0.5 —

Dallas 6.6 r 3 LT 7.1 Sacramento - 2.2 0.9 —

Denver 4.0 15 6.0 2.6 St. Louis 10.0 12 - 29
Detroit 4.7 19 11 24 San Antonio - 50 - 5.5
Houston 4.6 — 1.6 8.4 San Diego - - - —

Kansas City 8.6 23 0.5 1.5 San Francisco - 24 - —-

Las Vegas - - — San Jose — 26 25 -

Los Angeles - - 1.1 3.7 Seattle 4.0 15 0.8 %1
Miami 6.9 — - - Tampa - 6.0 — 330
Minneapolis 4.1 29 1.4 - Washington DC 107.5 22 — -

Median 11.0 2.7 1.7 6.2

Average 4.9 2.2 1.2 5.2

Mode 4 22 N/A N/A

Range 22-1075 07-72 04-6 15-33

Source: NIC MAP

We have also outlined recently opened properties in Illinois below:

ABSORPTION COMPS

Property Open Date Occupancy IL AL McC SNF
Clarendale, Algonquin IL Sep-16 70% 52 3.8 3.7 0.0
Green Oaks, Libertyville IL Aug-17 25% 9.4 4.0 2.3 0.0
Park Place, Elmhurst IL Sep-12 77% 5.9 1.7 1.0 18
Terra Vista, Oakbrook Terrace IL Oct-16 40% 0.0 0.0 2.4 0.0

Source: HealthTrust, LLC

The independent living absorption comparables we found are high compared to what is typically seen in
the market. As a result, we expect the subject to fill at a rate of about 4 units per month, which is lower
than the range of the comparables. Green Oaks is the most recent to open and Park Place is the closest
to the subject, there for we have place the most weight on these two for AL and MC move in rate.
Accordingly, we have estimated a move-in rate of about 3 units per month for assisted living and 2 units
per month for memory care. We find that our indicated lease-up is consistent with the properties
outlined above, falling within the comparable range with the exception of independent living. Our
projections are summarized as follows:
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HEALTHTRUST PROPOSED SENIORS HOUSING

. ABSORPTION ANALYSIS
Net Move-Ins Occupied
Period AL MC Total AL MC Total
Inspection Mar-18 0.0 0.0 0.0
Mar-18 8.0 4.0 12.0 4.0 2.0 6.0
Apr-18 6.0 3.0 9.0 11.0 5.5 16.5
May-18 6.0 3.0 9.0 17.0 8.5 25.5
Jun-18 5.0 3.0 8.0 225 115 340
Jul-18 5.0 3.0 8.0 27.5 145 42.0
Aug-18 5.0 3.0 8.0 325 175 50.0
- Sep-18 4.0 2.0 6.0 37.0 20.0 57.0
= Oct-18 4.0 2.0 6.0 41.0 220 63.0
> Nov-18 4.0 2.0 6.0 45.0 24.0 69.0
Dec-18 4.0 2.0 6.0 49.0 26.0 75.0
Jan-19 3.0 1.0 4.0 52.5 275 80.0
Feb-19 3.0 1.0 4,0 55.5 28.5 84.0
Annual Avg. 32.7 17.2 50.0
Avg Occupancy 36% 47% 39%
Total RD 11,948 6,286 18,234
Mar-19 3.0 1.0 4.0 58.5 295 88.0
Apr-19 3.0 1.0 4.0 61.5 30.5 92.0
May-19 3.0 1.0 4.0 64.5 315 96.0
Jun-19 20 1.0 3.0 67.0 325 99.5
Jul-19 2.0 0.3 23 69.0 332 102.2
Aug-18 2.0 0.0 2.0 71.0 333 104.3
~ Sep-159 20 0.0 2.0 73.0 333 106.3
ﬁ Oct-19 2.0 0.0 2.0 75.0 333 108.3
> Nov-19 2.0 0.0 2.0 77.0 333 110.3
Dec-19 1.0 0.0 1.0 78.5 333 111.8
Jan-20 1.0 0.0 1.0 79.5 333 1128
Feb-20 1.0 0.0 10 80.5 333 113.8
Annual Avg. 71.2 32.5 103.8
Avg Occupancy 7% 88% 80%
Total RD 25,985 11,868 37,853
Mar-20 1.0 0.0 1.0 81.5 333 1148
Apr-20 1.0 0.0 1.0 82.5 333 115.8
May-20 1.0 0.0 1.0 83.5 333 116.8
Jun-20 0.6 0.0 0.6 84.3 333 117.6
Jul-20 0.0 0.0 0.0 84.6 333 117.9
Aug-20 0.0 0.0 0.0 84.6 333 117.5
™ Sep-20 0.0 0.0 0.0 84.6 333 117.9
i Oct-20 0.0 0.0 0.0 84.6 33.3 117.9
2 Nov-20 0.0 0.0 0.0 84.6 33.3 117.9
Dec-20 0.0 0.0 0.0 84.6 333 117.9
Jan-21 0.0 0.0 0.0 84.6 33.3 117.9
Feb-21 0.0 0.0 0.0 84.6 333 117.9
Annual Avg. 84.1 33.3 117.4
Avg Occupancy 91% 90% 91%
Total RD 30,687 12,155 42,842
Source: HealthTrust, LLC
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HEALTHTRUST PROPOSED SENIORS HOUSING

Following our estimates of rental levels and occupancy, we have estimated the subject’s effective gross
rental income as shown:

ATy SUMMARY OF REVENUE PROJIECTIONS

Year: 1 2 3 Stabilized
Mo. Manthly
Units/Beds Rent

AL Revenues
Studio 13 54,500 $702,000 $719,550 $737,539 $702,000
1-Bedroom &9 $5,400 $4,471,200 $4,582,980 $4,697,555 4,471,200
2-Bedroom 10 56,000 $720,000  $738,000 $756,450  $720,000
Total Potential AL Base Fee Income 92 $5,893,200 $6,040,530 $5,191,543  $5,893,200
Less AL Vacancy @ 654.42% 22.62% B.61% 8.00%

-63,796,446 -51,366,225  -$533,395  £471,456
Lifecare Utilization Discount S0 $0 S0 50
Effective Gross AL Base Fee Income $2,096,754 54,674,305 55,658,149 55,421,744
MC Revenues
Studio 29 56,800 $2,366,400 52,425,560 $2,486,199 $2,366,400
Semi-Private 8 55,600 $537,600 $551,040 $5564,816 $537,600
Total Potential MC Fee income 37 $2,904,000 52,976,600 $3,051,015 $2,904,000
Less MC Vacancy @ 53.45% 12.12% 10.00% 10.00%

-61,552,312 -5360,752 -5305,102 -$250,400
Effective Gross MC Fee Income $1,351,688 $2,615,848 $2,745,914 52,613,600
Source: HealthTrust, LLC
Conclusion

Based on our finding, we conclude that there is ample demand to warrant development of the subject.
Overall occupancy in the PMA is 95% for all levels of care. The IL, AL, and Mc markets are all Type IV
market and are under bedded according to our penetration analysis. Specifically, based on our
recanciled market capture rate, the PMA suggests current unsatisfied demand of 128 units for IL, 114
units for AL and 33 units for MC as of the date of this report.
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TO: Lee Winter
Kaufman Jacobs

FROM: Mike Hoffman, AICP, PLA, Vice-President
DATE: July 3,2018
RE: Senior Lifestyle River Forest Assisted Living Facility

Economic Analysis - Updated*

Teska Associates, Inc. was asked by Kaufman Jacobs to evaluate the economic impact of a proposed senior
housing development for an approximate 1.45-acre site on the northwest corner of Harlem Avenue and
Chicago Avenue in River Forest, IL. The proposed four-story building consists of 33 memory support units
(37 beds) and 92 assisted living units (99 beds) for a total of 125 units (136 beds). Support facilities
including dining, administration, and entertainment are located on the ground floor, with the residential
units on the upper stories. Our evaluation includes projected tax revenues to the Village of River Forest
and other affected taxing bodies and projected expenses to the Village of River Forest.

Teska Associates, Inc. has utilized data and information as provided by Kaufman and Jacobs and Senior
Lifestyle to reach our conclusions. Our analysis has concluded that the Village of River Forest and the other
affected taxing districts will receive significant additional property tax revenue because of the proposed
project compared with the annual revenue provided by the current bank and single-family homes on the

property.

Project Schedule

The project is anticipated to begin construction in March 2019 and take approximately 14 months to
complete. The project is anticipated to be constructed in one phase and be fully leased (95%) within 24

months.

Population Estimate

The project will have a total of 136 beds. Assuming a stabilized occupancy of 95% based on total beds,
we estimate a more realistic number of residents at 129. The proposed senior housing development
contains 125 total units, with a mixture of accommodations as noted in the table on the following page.
No school-aged children will be generated by the proposed senior housing development.

! This Assessment is updated from an earlier 5/23/2018 analysis to reflect an updated site plan

teska associatesinc

24103 West Lockport Street, Unit 107, Plainfield, IL 60544 office 815 436-2485 www.TaskaAssociates.com




Unit Mix
Beds Units

Memory Support (studio) 29 29

Memory Support (Shared) 8 4

Assisted Living (studio) | 16 16

Assisted Living (1 bedroom) 69 69

Assisted Living (2 bedroom) 14 7
Total 136 125

Source: OKW Ground Floor Site Plan — 6/28/2018

Comparable Developments

Several comparable local senior developments were examined to determine an estimated Equalized
Assessed Value (EAV) for the proposed development. The EAV is used to calculate property taxes. In
simple terms, it is the product of the market value (as determined by the assessor) x the assessment rate
(10% for multi-family residential development in Cook County) x the County equalization factor (2.9627
in 2017). The following table illustrates actual current EAV for comparable developments. It should be
noted that there are not many newer senior housing developments in the area for comparison, and as
can be seen from the table — the range of values these properties are assessed at is highly variable. Given
this variability, average values have been used in the analysis.

Comparable Properties

S5 Building
Name and Land EAV Lang AV Bulog Building EAV EAV
Area S/sf Area $/st

Victory Center of River |
Woods (Melrose Park— | 48,524 | $175,703 $3.70 70,640 $593,512 $8.40
Opened 2003)
Belmont Village
(Oak Park — Opened 27,072 $72,183 $267 85,300 $1,382,470 | $16.21
2004)
Northshore Place
(Northbrook —Opened | 315,870 | $1,029,411 $3.26 175,450 $7,416,773 $42.27
2014)
Average $3.21 $22.29
Source: Cook County Assessor — 2017 Board Certified Values

Project Valuation

We have taken two approaches to estimate the property value, and resulting property taxes, that will
result from this development. The first approach is based on the assessments of comparable senior
housing developments in the area as provided above. Project details were provided utilizing the Site Plan
prepared by OKW Architects and dated 6/28/18. The proposed four-story, 125-unit senior housing

teska associatesinc
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development is estimated to have an equalized assessed value of approximately $ 2,802,000 (rounded)
based on comparable properties, as shown in the following table.

Comparable Property-Based EAV Estimate

Category Area (sq. ft.) EAV/sq.ft. Projected EAV
Land 63,070 $3.21 $ 202,455

Building 116,640 $22.29 $ 2,599,906
Total S 2,802,361

In our opinian, this comparable property approach produces a very conservative estimate for projected
EAV. Newer construction tends to have a higher value per square foot than older properties. The most
recent comparable noted above was completed in 2014 — and has an EAV for the building of more than
$25 per square foot than any of the other comparable developments. While the above estimate uses an
average of the three comparable properties, we would anticipate the actual value being on the high side
of the range — particularly in the first 5 to 10 years after construction.

If we were to use the estimated construction cost, the EAV estimated would be $9,883,591. This assumes
a construction cost of $247 per square foot and a land cost of $4,000,000.

Since this construction cost approach produces an EAV estimated which far exceeds any of the
comparable properties, we used an average of the two methods for our assumed EAV upon projection
completion and occupancy of $6,343,000 as summarized in the following table.

The proposed development is to be
constructed on property that has been

EAV at Project
Occupancy

Average of Construction Cost and
Comparable Properties Approaches

the home of a TCF bank and three Comparable Properties Generated EAV. ~ $ 2,802,361
adjacent single-family homes along  constryction Cost Estimated EAV $ 9,883,591
Harlem Avenue. The following table Average (rounded) $ 6,343,000

summarizes the values of the existing
property. The combined EAV is $1,028,445. The estimated EAV of the proposed senior housing
development would generate an estimated additional $5,314,555 in EAV, over six times the existing value.

Existing Property EAV and Taxes

s e 2017 Equalized 2016 Pro
loth | Address PIN ndirea e P-a'i.’:“"
TCF1 | 800 N. Harlem Ave.  15-01-418-021-0000 8,535 $ 257,651 $ 29,130
TCF2 | 806 N. Harlem Ave.  15-01-418-020-0000 8,535 $ 183,190 $ 20,332
TCF3 [ 810 N. Harlem Ave.  15-01-418-019-0000 9,200 $ 145,775 § 15,543
TCF4 | 814 N. Harlem Ave.  15-01-418-018-0000 9,200 $ 153,059 § 16,221
R1 818 N. Harlem Ave.  15-01-418-017-0000 9,200 $ 86,238 & 6,892
R2 822 N. Harlem Ave. 15-01-418-016-0000 9,200 S 76,784 S 8,011
R3 826 N. Harlem Ave.  15-01-418-015-0000 9,200 $ 124747 § 11,960
TOTAL 63,070 $ 1,028445 $ 108,089 |
teska associatesinc
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Property Taxes

The current parcels generate approximately $102,000 in annual property taxes to all taxing bodies. The
proposed senior housing development is estimated to increase this amount to approximately $627,000,
an increase of over six times the current level. The Village currently receives $11,868 in property taxes
from the subject parcels and can anticipate approximately $73,200 in total property taxes from the new
senior housing development, creating approximately $61,300 in new revenue to the Village. The table
below illustrates the current property tax breakdown by taxing district as compared to the estimated

increase resulting from the proposed new development.

Existing and Projected Property Tax Revenue by Jurisdiction

ey

Total Tax Rate  Rate g = Fih =

' Tax Revenue
High School District 200 30.1% 2.973 $30,576 $188,583
Grade School District 90 39.0% 3.852 $39,616 $244,340
Consolidated Elections 0.3% 0.031 $319 $1,966
River Forest Park District 2.8% 0.276 $2,839 517,507
Village of River Forest 11.7% 1.154 $11,868 $73,200
Village of River Forest Library Fund 2.2% 0.214 52,201 $13,574
Triton Community College District 504 3.1% 0.306 $3,147 $19,410
Cook County 5.0% 0.496 $5,101 $31,462
Forest Preserve District of Cook County 0.6% 0.062 $638 $3,933
General Assistance River Forest 0.0% 0.002 $21 5127
River Forest Township 1.0% 0.101 51,039 $6,407
Des Plaines Valley Mosquito Abatement District 0.2% 0.015 $154 S951
Metro Water Reclamation District 4.1% 0.402 54,134 $25,500
TOTAL 100.0% 9.834 $101,652 $626,961

As this table shows, all taxing districts will see a significant increase in property tax revenue from the
proposed development. Since the senior housing will not generate any school children, and in fact there
will be potentially less school children due to the removal of the three single family homes, this is
particularly true for High School District 200 and Grade School District 90. These School Districts combine
for 69% of the total tax rate.

Additional Tax Revenue

The Village can also expect to receive additional taxes in the form of sales tax, state income tax, motor
fuel tax and utility tax. According to data published by the lllinois Municipal League, the actual per capita
municipal share revenue in 2017 for income tax, state use tax, and motor fuel tax was $145.07. With an
estimated 129 residents, this would generate an additional 518,714 per year for the Village. It should be
noted that, given the State’s financial situation, there is significant debate regarding changes to the
municipal share of the income and use taxes.
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Like the existing bank, the proposed senior housing development will not generate any direct sales tax for
the Village as there is no retail component. However, the addition of new residents and visitors to the
Village because of the project will be a benefit to local businesses by providing new customers in the form
of new residents and visitors to the Village and produce additional revenue in the form of increased sales
taxes. More significantly, the development will provide an estimated 85 full-time equivalent jobs. These
employees will likely do at least some shopping and dining in the area, grabbing lunch at a local restaurant
or perhaps picking up some groceries or carry-out food on the way home from work.

In addition, residential development of this size will generate additional utility revenues for the Village.
However, since the Village's charges a fee for this service (assumed to be equivalent to the cost of
providing the services) based on usage, it is assumed that the net impact will be neutral = and thus we
have not calculated an estimated revenue/expense. In a similar fashion, the Village charges for ambulance
calls. We have assumed that the charge for these calls is based on the cost to provide the services, and
thus have not included any additional cost or revenue in the analysis.

Permits and Other Development Fees

The Village of River Forest has multiple permitting and development fees and charges for the review and
approval of new developments. These permits and fees will result in a one-time payment to the Village
but will not occur on an annual basis. We have not attempted to estimate a total cost of all permits and
development fees. However, if a fee of 2% of estimated construction cost were used, this would produce
a one-time fee of approximately $576,000.

Village Expenses

Expenses to the Village of River Farest are estimated based on per capita costs related to Village operating
expenses. Applicable operational line items from the Village Certified Financial Audit Report (CAFR), Fiscal
Year ending April 30, 2017, are highlighted below. Only relevant line items pertaining to municipal
operations costs associated with new development have been included.

Village Expenses to Support New Senior Housing

Expenses per Additional

Expense Category 2017 Expense {1) Resident (2) Expenses

General Government  $ 2,691,842 ) 7760 $ 10,010
Development § 1773443 5 5112 5 6,595
Public Safety  $ 11,693,602 3 33709 $ 43,484
Highways and Streets  $ 752,242 5 2168 5 2,797
Public Works  $ 1,612,495 $ 4648 $ 5,996
Sanitation $ 1,081,483 S 31.18 S 4,022
~ Total $ 19,605,107  $ 565.15 $72,904
Res. Portion of EAV 89%
New Residents 129

Proportion of Expenses Funded by Property Taxes - 36.2%

River Forest Population: 11,233 - 2015 ACS
(1) Source: 2017 Village of River Forest CAFR
(2) Represents approximately 89% of total expenses — proportionate to the residential contribution

to Village-wide EAV
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River Forest EAV Total EAV Percent

Residential S 420,701,302 89.4%

Commercial, Industrial and Railroad S 49,647,096 10.6%
Total § 470,348,398 100.0%

Source: 2015 lllinois Dept. of Revenue/
CMAP Community Data Snapshot

The estimated total expenditure for services to the new development is approximately $72,900. Based
on the estimated property tax revenue of $73,200, the Village would see a small net gain of approximately
$300 per year from the proposed development.

Some per capita costs estimated in the preceding table for the proposed River Forest Assisted Living
Facility are likely much higher than will likely occur. For example, once constructed, demand for
development services will be very minimal — particularly in comparison to other development types.

Summary

Currently, the property yields approximately $12,000 in property taxes to the Village. The proposed new
development will generate approximately $73,200 in property tax revenue, as well as significant one-time
payments of permit fees to the Village. Additional per capita distributions from the State (income, use
and motor fuel) are estimated at approximately $18,700 to the Village. Combining the increase in
municipal property tax revenue and per capita revenues, the Village should see a net revenue increase
of approximately $19,000 after expenses. Not included in these estimates is the potential for additional
sales tax revenue from purchases made by residents, visitors and especially employees of the River Forest
Assisted Living Facility.

Other taxing bodies such as the school districts will receive significantly more property tax revenue with
no, or potentially even reduced, demand for services.
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