Kitsap County Assessor

SENIOR HOUSING COUNTYWIDE MODEL

Appraisal Date 1/1/2009, Tax Year 2010
Updated 06/15/09 by Appraiser CM20

Valuation Summary

Approach Used — Income Approach correlated to sales.

Summary of Analysis Conclusions — Income analysis from board of equalization appeals and
information supplied by income questionnaires, along with telephone conversations documenting
the percent of Medicaid patients gave a good overall basis for the income approach.

Property Type Overview

Population — Currently there are thirty-one senior housing projects. Many of these communities
contain a mixture of assisted living, Alzheimer's and dementia care, and convalescent facilities.
Some even contain age restricted apartments which are valued in the apartment model.

Economic Conditions — A recent reduction in the amount of Medicaid reimbursement payments
is having a detrimental effect on the income stream of these facilities who have a high percentage
of their residents participating in this program. The reduction came well after the statutory date
of appraisal but was given some weight due to the downturn in the economy.

Rating System — The three categories of Senior Housing are Assisted Living, Alzheimer's and
Dementia care and Convalescent Facilities. Three additional categories were added for Medicaid
classification for each of the original three categories creating a total of six categories (Assisted
Living & Medicaid Assisted Living, Alzheimer's/Dementia and Medicaid Alzheimer's/Dementia
and Convalescent and Medicaid Convalescent). Each category has five classes of income
classification (Note: not all categories contain all five levels of income classification). The
classification is based on location, building quality, room amenities, additional onsite facilities
and percentage of Medicaid patients.

Sources

Publications — Marshall and Swift, 2007
Cushman and Wakefield, Senior Housing, Business Brief, March 2009
Heitman — Using NICMAP Data for Analyzing Seniors Housing Market,
October 2007
Marcus & Millichap — Seniors Housing Research Report, Second Half 2008

Internet - http://www.nic.org/research/kfi/capitalization.asp
http://www.nic.org/press/2009/090331.asp
WWW.CO.pierce.wa.us

Other

Model Calibration

Ratio Analysis - Upon applying the new income model to six sales dating between 2006 and
early 2009, a median ratio of 83.53% was achieved with a COD of 8.50.




Market Approach Data and Analysis

Regional Sales - Range of Sales Dates — 12/06/2006 — 01/28/2009
Current Sale Listings - unknown
Market Rates — n/a

Income Approach Data and Analysis

Rent Data — Rent data was acquired from twenty-nine of the thirty-one senior housing projects.
This included rates for full pay and for Medicaid pay, along with percentage of Medicaid
residents.

Vacancy Data — Vacancy data was researched through interviews with local facilities, along with
national statistics from (NIC)National Investment Center for Senior Housing, Marcus &
Millichap 2™ Half 2008 and Heitman October 2007.

Expense Data — Expense data was limited to that supplied on income questionnaires and board of
equalization appeals.

Cap Data — Four local sales returned cap rates between 4.56% and 12.24%. Additional cap rates
were reviewed from Marcus & Millichap 2™ Half 2008 and Cushman & Wakefield-Senior
Housing-March 2009.

Current Lease Listings — n/a
Income Rates — n/a

Model Validation

Final Ratio Analysis - Upon applying the new income model to six sales dating between 2006
and early 2009, a median ratio of 83.53% was achieved with a COD of 8.50. Prior to the
adoption of the new model, the sales median ratio was 82.70% with a COD of 24.72.




Type

Assisted Living -
Basic Services

Assisted Living -
Additional Services

Alzheimer's or

Dementia Care

Convalescent or
Skilled Nursing

SENIOR HOUSING

Description

Assisted Living should not be confused with age restricted
apartments for tenants 55+. Assisted Living Basic units cater to
seniors who need minimal additional support for daily living. These
facilities contain apartments that are anywhere from a studio with a
kitchenette with just a sink, under counter refrigerator and possibly a
stove to two bedroom with 1-1/2 baths and a kitchen with all
appliances. Laundry facilities (washer/dryer) included in the larger
units. Smaller units utilize a laundry facility on-site. Services provided
in the base rent start minimally with weekly housekeeping, on-site
dining facility with one meal provided daily, all utilities except
telephone, an on-site beauty/barber shop, transportation for shopping
or medical appointments. Many facilities have on-site convenience
stores for basic amenities. Security and 24-hour staffing, concierge
services, free internet along with a computer room, emergency call
systems, guest suites (additional charge) are also usual amenities.
Community rooms and scheduled entertainment and social functions
are typical. Gardening areas outside are provided.

In addition to the Basic Services, Additional Services include three
daily meals plus snacks, specialized menus to meet nutritional needs
of residents. Nursing or assistance with medications, personal
grooming, hygiene and dressing are also offered. On-site physical
therapy, short stay or respite care are possible services. Dispensing
medications, management of diabetes, rehabilitation or respitory care
are additional options.

These are secure facilities that provide full service care for seniors
suffering from dementia. Private or semi-private rooms are typical.
The properties are designed to create a home-like environment.
Exterior gardens are assessable from the inside, but are secured at
the perimeter to keep residents from wandering.

These facilities provide full service care for seniors with high care
needs and complex medical conditions that require routine skilled
nursing services. Typically residents share rooms and meals are
served in a centrally located dining hall.

Services Provided
Included in Base Rent

One Meal

Utilities

Weekly Housekeeping
Security

Emergency Call System
Laundry Facility

Barber or Beauty Salon
Small Store
Transportation
Community Rooms
Social Functions

Available for Additional Charge

Three Meals

Guest Meals

Specialized Nutrition
Guest Suite

Nursing

Medications

Grooming & Hygiene
Rehab or Physical Therapy
Short Term Care

Respite Care

All meals, housekeeping,
medications, therapy

All meals, housekeeping,
medications, therapy
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Senior Housing

Barber - :
Class Rooms Finish Quality | Balconies Views Common Areas Location Architecture Beauty 'IXIaéntenance and Medicaid
Shops 9
One and two bedroom Good quality . . Expansive common areas and private Major .urban Iocathns with . Elaborate architecture
. . T Balconies or 'Water or nice o shopping and medical services . ; . .
units or private materials in . o use rooms inside. Well landscaped . . with multiple rooflines, |Onsite  New or very well
A . . patios off of territorial . nearby. Public transportation . . L None
dementia/conval care rooms and in , grounds with gardens, gazebos and ) ) mixed siding, good salons. |maintained.
rooms. views. . close by. (Winslow, Silverdale, ! .
rooms common areas patios. Walkways throughout. Poulsbo) fenestration and trim.
One and two bedroom Good quality . Expansive common areas and private  Major urban locations with Elaborate architecture
. . T Balconies or | . . o . . . . . . . -
B units or private materials in atios off of Limited or no 'use rooms inside. Well landscaped shopping and medical services 'with multiple rooflines, Onsite | New or very well Limited or
dementia/conval care rooms and in P views grounds with gardens, gazebos and nearby. Public transportation mixed siding, good salons. |maintained. none.
rooms. . . ) ! .
rooms common areas patios. Walkways throughout. close by. (Winslow, Silverdale) fenestration and trim.
. Can be located near or some . . Average
Average quality — . : ) Nice exterior ; .
oo Common areas inside. Nicely distance from major urban ; maintenance Low to median
One bedroom or materials in . . L : : S architecture and .
C . Possible No views landscaped grounds with limited outside| areas or medical facilities. . Possible throughout. percentage of
studio apartments rooms and ) . fenestration, more ; .
use areas. Public transportation close by. ; . Effective age 20 residents.
common areas simple rooflines.
(Bremerton, Port Orchard) years or less.
Average to
; I - o . Distance from major urban minimal Median to
Studio or semi-private Minimal or . Limited interior common areas, basic . s . . . .
D s None No views . . areas or medical facilities. Basic exterior. None maintenance. higher
rooms institutional exterior landscaping. ) . .
Public transportation close by. Effective age percentage.
over 20 years
Minimal to
Semi-private or - N Distance from major urban deferred .
. - . Limited or no interior common areas, . s . . . High
E shared dormitory style Institutional None No views . . . areas or medical facilities. Basic exterior None maintenance.
minimal exterior landscaping. percentage.

rooms

A very nice complex situated on the waterfront will have some units with views, some with limited views and some with no views at all. Therefore, classification of units can range from

Public transportation close by.

Class A to Class C due location within a complex and room configuration even though all the rest of the factors are the same.
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Effective age
over 35 years.




SENIOR HOUSING INCOME MODEL

Q Med Med
MSN Description Type | & Conval| AsstdL Alzh| Conval| AsstdL| MedAlzh
302009 RENT A 0 45,600 52,400 - 29,640 34,060
302009 Senior Housing - VAC A 0.00% 8.00% 7.00% 0.00% 2.00% 2.00%
302009 Class A EXPEN | A 0.00% 65.00% 70.00% 0.00% 65.00% 70.00%
302009 CAP A 0.00% 9.25% 10.00% 0.00% 9.25% 10.00%
MKT A 158,737 146,196 109,908/ 100,136
302009 RENT B 132,000 40,800 45,600 85,800 26,520, 29,640
302009 Senior Housing - VAC B 12.00% 8.00% 7.00% 2.00% 2.00% 2.00%
302009 Class B EXPEN | B 85.00% 65.00% 70.00% 85.00% 65.00% 70.00%
302009 CAP B 13.25% 9.25% 10.00% 13.25% 9.25% 10.00%
MKT B 131,502 142,028 127,224 95,189 98,339 87,142
302009 RENT C 90,000 34,800 40,800 58,500 22,620 26,520
302009 Senior Housing - VAC C 12.00% 8.00% 7.00% 2.00% 2.00% 2.00%
302009/Class C EXPEN| C 85.00% 70.00% 75.00% 85.00% 70.00% 75.00%
302009 CAP C 13.50% 9.50% 10.25% 13.50% 9.50% 10.25%
MKT C 88,000 101,103 92,546 63,700 70,003 63,389
302009 RENT D 48,000 30,000 36,000 31,200 19,500, 23,400
302009 Senior Housing - VAC D 12.00% 8.00% 7.00% 2.00% 2.00% 2.00%
302009 Class D EXPEN| D 88.00% 75.00% 85.00% 88.00% 75.00% 85.00%
302009 CAP D 13.75% 9.75% 10.25% 13.75% 9.75% 10.25%
MKT D 36,864 70,769 48,995 26,685 49,000 33,559
302009 RENT E - 25,200 - - 16,380 -
302009 Senior Housing - VAC E 0.00% 8.00% 0.00% 0.00% 2.00% 0.00%
302009 Class E EXPEN | E 0.00% 75.00% 0.00% 0.00% 75.00% 0.00%
302009 CAP E 0.00% 9.75% 0.00% 0.00% 9.75% 0.00%
MKT E 59,446 41,160
Vacancy Rates  Conval 2%-15% Interviews with local facilities
16.00% (NIC)National Investment Center for Senior Housing
6.80% Marcus & Millichap 2nd Half 2008
AsstdL 2%-15% Interviews with local facilities
11.50% (NIC)National Investment Center for Senior Housing
7.80% Marcus & Millichap 2nd Half 2008
5.60% Heitman October 2007
Alhz 2%-15% Interviews with local facilities
5.60% Marcus & Millichap 2nd Half 2008
Cap Rates Conval 4.56%-12.24% Four local sales

12.20% Marcus & Millichap 2nd Half 2008
13.72% Cushman & Wakefield - Senior Housing March 2009

AsstdL  4.56%-12.24% Four local sales
8.70% Marcus & Millichap 2nd Half 2008
9.14% Cushman & Wakefield - Senior Housing March 2009

Alhz 4.56%-12.24% Four local sales
10.00% Marcus & Millichap 2nd Half 2008
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OLD MODEL - no medicaid adjustment 2007 No trend  2005-2006 1% To 01/01/07 2008 -1% To 01/01/09

[#] Nbhd | LRSN hrcelciated Nunits Type Elas{V| Excise# [Sale Date| Price | Trended | 2009 Vval | 09 Ratio Pl Documenf CAP | $/Unit [DevMed|
1 8100503 203685324 Bay Poi 73 Asstdl B |V 07EX04732| 22-Jun-07 18,316,501 18,316,501 9,368,740/ 51.15% 1,098,550 6.00% 196,951.62 31.55%
20 Alzh B
2 8100503 1149046 24 OYSTE 62 Conval D 'V 08EX05343 12-Sep-08 1,978,100 1,972,030 2,380,800 120.73% 321,408 16.30% 31,806.94 38.03% SENIOR HOUSING
3 8100505 1490358 66- Clarem¢ 59 Alzh D |V 06EX10895 06-Dec-06 8,900,000 8,906,584 7,704,290 86.50% 739,584 8.30% 60,589.00 3.81% MODEL - SALES
88/Asstdl D ANALYSIS
4 8100507 2303204 24 Ashley! 36Alzh D |V 06EX11112 13-Dec-06 2,165,000 2,166,186 2,160,000 99.71% 265,011 12.23% 60,171.84 17.02%
5 8400204 133401026 Montcla 109 Alzh A |V 07EX05830 01-Aug-07 11,840,000 11,840,000 9,340,640 78.89% 508,977 4.30% 108,623.85 3.81%
6 8402604 221516824 PortOrc 41alzh C 'V 09EX00384 28-Jan-09 4,830,000 4,830,000 2,619,250 54.23% 260,366 5.39% 117,804.88 28.47%
Median 82.70% Median 7.15%
AAD 20.45%
COD 24.72
NEW MODEL - with medicaid adjustment 2007 No trend  2005-2006 1% To 01/01/07 2008 -1% To 01/01/09
[#] Nbhd | LRSN hrcelciated Nunits Type Elas{V| Excise# [ Sale Date | Pricec | Trended | Units [Perunit| Vvac | Exp | NOI | Cap | Vvalue | Ratio [DevMed|
1 8100503 203685324 Bay Poi 73 Asstdl B |V 07EX04732 22-Jun-07 18,316,501 18,316,501 32 40,800 8.00% 65% 420,403 | 9.25% 12,470,552 68.08% 15.44%
Asstdl B 4 26,520 2.00% 65% 36,385  9.25%
Asstdl A 32 45,600 8.00% 65% 469,862  9.25%
Asstdl A 5 29,640 2.00% 65% 50,833 | 9.25%
20 Alzh B 16 29,640 2.00% 70% 139,427  10.00%
Alzh B 4 45,600 7.00% 70% 50,890 | 10.00%
2 8100503 1149046 24 OYSTE 62 Conval D 'V 08EX05343 12-Sep-08 1,978,100 1,972,030 62 31,200 2.00% 88% 227,485  13.75% 1,654,440 83.90% 0.37%
3 8100505 1490358 66- Clarem( 47 Asstd |C 'V 06EX10895 06-Dec-06 8,900,000 8,906,584 10 34,800 8.00% 70% 96,048 9.50% 7,563,249 84.92% 1.39%
Asstd C 37 22,620 2.00% 70% 246,060 9.50%
12 Alzh |C 9 26,520 2.00% 75% 58,477 10.25%
Alzh C 3 40,800 7.00% 75% 28,458  10.25%
29/Asstd B 6 40,800 8.00% 65% 78,826 = 9.25%
Asstd B 23 26,520 2.00% 65% 209,216 = 9.25%
4 8100507 230320424 Ashley! 36Alzh D |V 06EX11112 13-Dec-06 2,165,000 2,166,186 36 36,000 7.00% 85% 180,792 10.50% 1,764,309 81.45% 2.08%
excess land 42,480
5 8400204 133401026 Montcla 109 Alzh B 'V 07EX05830 01-Aug-07 11,840,000 11,840,000 24 45,600 7.00% 70% 305,338 | 10.00% 9,845,729 83.16% 0.37%
Asstl B 9 40,800 8.00% 65% 118,238 9.25%
Asstl D 37 30,000 8.00% 85% 153,180  9.75%
Asstl C 39 34,800 8.00% 70% 374,587 9.50%
6 8402604 221516824 PortOrc 41 Alzh A 'V 09EX00384 28-Jan-09 4,830,000 4,830,000 13 52,400 7.00% 70% 190,055 10.00% 5,142,161 106.46% 22.94%
Alzh B 20 45,600 7.00% 70% 254,448 10.00%
Alzh B 8 29,640 2.00% 70% 69,713 | 10.00%
48,031,301 38,440,440

Median 83.53%

Mean 84.66%

AAD 7.10%

COD 8.50
Weighted Ratio 80.03%
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Rate Development Comments

Model: 302009 Prop type:

Nbrhd: 0 Sub-type:
Label:

Entered by: CM20

Entered dt: 6/16/2009

General note:

Senior Housing

Conval

Convalescent or Skilled Nursing facilities provide full service care for seniors with high care need
and complex medical conditions. Typically residents share rooms and meals are served in a

centrally located dining hall.

Rent: Rent data was acquired from twenty-nine of the thirty-one senior housing projects. This
included rates for full pay and for Medicaid pay, along with percentage of Medicaid

residents.
A 0.00 No rate
B 132,000.00
C 90,000.00
D 48,000.00
E 0.00 No rate

Vacancy: Vacancy data was researched through interviews with local facilities (2%-15%), along
with national statistics from (NIC)National Investment Center for Senior Housing (16%),
Marcus & Millichap 2nd Half 2008 and Heitman October 2007 (6.8%).

A 0.0%
B 12.0%
Cc 12.0%
D 12.0%
E 0.0%

Printed: 6/16/2009

Page 1 of 2



Model: 302009 Prop type:  Senior Housing
Nbrhd: 0 Sub-type:

Label: Conval

Expense: Expense data was limited to that supplied on income questionnaires and board of
equalization appeals.

A 0%
B 85%
C 85%
D 88%
E 0%

Cap: Four local sales returned cap rates between 4.56% and 12.24%. Additional cap rates
were reviewed from Marcus & Millichap 2nd Half 2008 (12.20%) and Cushman &
W akefield-Senior Housing-March 2009 (13.72%).

A 0.0%
B 13.3%
o 13.5%
D 13.8%
E 0.0%

Sale: Upon applying the new income model to six sales dating between 2006 and early 2009,
a median ratio of 83.53% was achieved with a COD of 8.50. Prior to the adoption of the
new model, the sales median ratio was 82.70% with a COD of 24.72.

A 0

B 131,502
o 88,000
D 36,864
E

Printed: 6/16/2009 Page 2 of 2



Rate Development Comments

Model: 302009 Prop type:
Nbrhd: 0 Sub-type:

Label:
Entered by: CM20 Modified by:
Entered dt: 6/16/2009 Modified dt:
General note:

Senior Housing

AsstdL

CM20
6/16/2009 2:17:42 PM

Assisted Living caters to seniors who need additional support for daily living. Can be limited to
one meal and housekeeping to three meals, nutrition support, nursing & medications, grooming,

physical therapy, short term or respite care.

Rent: Rent data was acquired from twenty-nine of the thirty-one senior housing projects. This
included rates for full pay and for Medicaid pay, along with percentage of Medicaid

residents.
A  45,600.00
B  40,800.00
C 34,800.00
D 30,000.00
E 25,200.00

Vacancy: Vacancy data researched through interviews with local facilities (2%-15%), along with
national statistics from (NIC)National Investment Center (11.5%), Marcus & Millichap
2nd Half 2008(7.8%) and Heitman October 2007 (5.6%).

8.0%
8.0%
8.0%
8.0%
8.0%

m oo w >

Printed: 6/16/2009

Page 1 of 2



Model: 302009 Prop type:  Senior Housing
Nbrhd: 0 Sub-type:
Label: AsstdL

Expense: Expense data was limited to that supplied on income questionnaires and board of
equalization appeals.

A 65%
B 65%
o 70%
D 75%
E 75%

Cap: Four local sales returned cap rates between 4.56% and 12.24%. Additional cap rates
were reviewed from Marcus & Millichap 2nd Half 2008 (8.70%) and Cushman &
W akefield-Senior Housing-March 2009 (9.14%).

A 9.3%
B 9.3%
o 9.5%
D 9.8%
E 9.8%

Sale: Upon applying the new income model to six sales dating between 2006 and early 2009,
a median ratio of 83.53% was achieved with a COD of 8.50. Prior to the adoption of the
new model, the sales median ratio was 82.70% with a COD of 24.72.

A 158,737
B 142,028
Cc 101,103
D 70,769
E

Printed: 6/16/2009 Page 2 of 2



Rate Development Comments

Model: 302009 Prop type:
Nbrhd: 0 Sub-type:

Label:
Entered by: CM20 Modified by:
Entered dt: 6/16/2009 Modified dt:
General note:

Senior Housing

Alzh

CM20
6/16/2009 2:15:46 PM

Alzheimer's/Dementia Care-Secure facilities that provide full service care. Private or semi-
private rooms typical. Home-like atmosphere. Doors offset at end of hall, circular hallways return

seniors to central location.

Rent: Rent data was acquired from twenty-nine of the thirty-one senior housing projects. This
included rates for full pay and for Medicaid pay, along with percentage of Medicaid

residents.
A 52,400.00
B 45,600.00
C 40,800.00
D 36,000.00
E 0.00

Vacancy: Vacancy data was researched through interviews with local facilities (2%-15%), along
with national statistics from Marcus & Millichap 2nd Half 2008 (5.7%).

A 7.0%
B 7.0%
Cc 7.0%
D 7.0%
E 0.0%

Printed: 6/16/2009

Page 1 of 2



Model: 302009 Prop type:  Senior Housing
Nbrhd: 0 Sub-type:
Label: Alzh

Expense: Expense data was limited to that supplied on income questionnaires and board of
equalization appeals.

A 70%
B 70%
o 75%
D 85%
E 0%

Cap: Four local sales returned cap rates between 4.56% and 12.24%. Additional cap rates
were reviewed from Marcus & Millichap 2nd Half 2008 (10.00%).

A 10.0%
B 10.0%
C 10.3%
D 10.3%
E 0.0%

Sale: Upon applying the new income model to six sales dating between 2006 and early 2009,
a median ratio of 83.53% was achieved with a COD of 8.50. Prior to the adoption of the
new model, the sales median ratio was 82.70% with a COD of 24.72.

146,196
127,224

Printed: 6/16/2009 Page 2 of 2



Rate Development Comments

Model: 302009 Prop type: Senior Housing
Nbrhd: 0 Sub-type:

Label: M-Conval
Entered by: CM20
Entered dt: 6/16/2009
General note:

Reduced income stream for percentage of Medicaid patients in facility.

Rent: Rent data was acquired from twenty-nine of the thirty-one senior housing projects. This
included rates for full pay and for Medicaid pay, along with percentage of Medicaid
residents.

A 0.00
B 85,800.00
C 58,500.00
D 31,200.00
E 0.00

Vacancy: Vacancy is zero in most facilities that accept medicaid patients. A minimal 2% was
used.

0.0%
2.0%
2.0%
2.0%
0.0%

m oo w >

Printed: 6/16/2009 Page 1 of 2



Model: 302009 Prop type: Senior Housing

Nbrhd: 0 Sub-type:
Label: M-Conval

Expense: Expense data was limited to that supplied on income questionnaires and board of
equalization appeals.

A 0%
B 85%
o 85%
D 88%
E 0%

Cap: Four local sales returned cap rates between 4.56% and 12.24%. Additional cap rates
were reviewed from Marcus & Millichap 2nd Half 2008 (12.20%) and Cushman &
W akefield-Senior Housing-March 2009 (13.72%).

A 0.0%
B 13.3%
o 13.5%
D 13.8%
E 0.0%

Sale: Upon applying the new income model to six sales dating between 2006 and early 2009,
a median ratio of 83.53% was achieved with a COD of 8.50. Prior to the adoption of the
new model, the sales median ratio was 82.70% with a COD of 24.72.

A 0

B 95,189
o 63,700
D 26,685
E

Printed: 6/16/2009 Page 2 of 2



Rate Development Comments

Model: 302009 Prop type:  Senior Housing
Nbrhd: 0 Sub-type:

Label: M-AsstdL
Entered by: CM20
Entered dt: 6/16/2009
General note:

Reduced income stream for percentage of Medicaid patients in facility.

Rent: Rent data was acquired from twenty-nine of the thirty-one senior housing projects. This
included rates for full pay and for Medicaid pay, along with percentage of Medicaid
residents.

A 29,640.00
B 26,520.00
C 22,620.00
D 19,500.00
E 16,380.00

Vacancy: Vacancy is zero in most facilities that accept medicaid patients. A minimal 2% was
used.

2.0%
2.0%
2.0%
2.0%
2.0%

m oo w >

Printed: 6/16/2009 Page 1 of 2



Model:
Nbrhd:

302009 Prop type:  Senior Housing
0 Sub-type:
Label: M-AsstdL

Expense:

Printed:

Expense data was limited to that supplied on income questionnaires and board of
equalization appeals.

65%
65%
70%
75%
75%

Four local sales returned cap rates between 4.56% and 12.24%. Additional cap rates
were reviewed from Marcus & Millichap 2nd Half 2008 (8.70%) and Cushman &
W akefield-Senior Housing-March 2009 (9.14%).

9.3%
9.3%
9.5%
9.8%
9.8%

Upon applying the new income model to six sales dating between 2006 and early 2009,
a median ratio of 83.53% was achieved with a COD of 8.50. Prior to the adoption of the
new model, the sales median ratio was 82.70% with a COD of 24.72.

109,908
98,339
70,003
49,000
41,160
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Rate Development Comments

Model: 302009 Prop type:

Nbrhd: 0 Sub-type:
Label:

Entered by:

Entered dt: 6/16/2009

General note:

Senior Housing

M-Alzh

Reduced income stream for percentage of Medicaid patients in facility.

Rent: Rent data was acquired from twenty-nine of the thirty-one senior housing projects. This
included rates for full pay and for Medicaid pay, along with percentage of Medicaid

residents.
A 34,060.00
B 29,640.00
C 26,520.00
D 23,400.00
E 0.00

Vacancy: Vacancy is zero in most facilities that accept medicaid patients. A minimal 2% was

used.

2.0%
2.0%
2.0%
2.0%
0.0%

m oo w >

Printed: 6/16/2009

Page 1 of 2



Model: 302009 Prop type: Senior Housing
Nbrhd: 0 Sub-type:
Label: M-Alzh

Expense: Expense data was limited to that supplied on income questionnaires and board of
equalization appeals.

A 70%
B 70%
o 75%
D 85%
E 0%

Cap: Four local sales returned cap rates between 4.56% and 12.24%. Additional cap rates
were reviewed from Marcus & Millichap 2nd Half 2008 (10.00%).

A 10.0%
B 10.0%
C 10.3%
D 10.3%
E 0.0%

Sale: Upon applying the new income model to six sales dating between 2006 and early 2009,
a median ratio of 83.53% was achieved with a COD of 8.50. Prior to the adoption of the
new model, the sales median ratio was 82.70% with a COD of 24.72.

A 100,136
B 87,142
o 63,389
D
E

Printed: 6/16/2009 Page 2 of 2



