NCBDC/AAHSA Coming Home Case Study 
NCBDC/AAHSA Pre-Conference Intensive


Cache Valley Assisted Living

Ullin, Illinois (Ullin is in southern Illinois about 45 minutes from Carbondale)
	Project Sponsor:
	River to River Development Corporation

	Project Developer: 
	NCB Development Corporation and the Siedlund Company

	Management/Operations Organization: 
	Addus Corporation

	Sources of Equity:
	Low Income Housing Tax Credits,
River to River Development Corporation
Retirement Research Foundation (working capital)

	Sources of Financing:
	Southern Illinois Health System
Illinois Housing Trust Fund
River to River Development Corp. (deferred developer fee) 

	Total Development Costs: 
	$3,492,300

	Total Construction Costs:
	$2,550,702 (construction loan)
$ 329,298 (Coming Home revolving loan fund) 

	Development Period:
	Land purchased in November of 1996 and certificate of occupancy in November of 1997 

	Construction Period: 
	12 months




Sponsor Description

NCBDC chose Shawnee Health Service and Development Corporation, a nonprofit health and social service agency operating community health clinics in a 13-county area in southern Illinois, as the sponsor of multiple projects in the state, the first being the project in Ullin. Shawnee was an ideal partner. They had been working with the Illinois Department on Aging to identify and establish more affordable health care alternatives for frail elderly residents in southern Illinois for many years. Shawnee Alliance for Seniors, a division of Shawnee Development, contracted with the Department on Aging to provide case management services for more than 3,000 elderly people with incomes of less than $25,000 a year in 13 counties in rural southern Illinois. Shawnee works with 14 hospitals assessing, tracking and placing all elderly patients discharged from the hospital in the region. Shawnee identifies alternative living situations and community-based care if nursing home placement is inappropriate. Additionally, under a state care coordination demonstration project, the Department contracts with Shawnee for community-based services to maintain frail elderly residents in their homes, preventing premature institutionalization. But with rural communities often covering hundreds of miles, delivering health and personal care services out to rural homes and farms is difficult and expensive. 

In an effort to be collaborative with other health and social service agencies in the 13-county region in southern Illinois, Shawnee helped for River to River Development Corporation to serve as the owner of the Ullin facility and of all other facilities it would create in southern Illinois. River to River is made up of the Egyptian Area Agency on Aging, Shawnee Health Service and Development Corporation, three rural hospitals, the community health center, and Shawnee Community College. A board of directors is comprised of eight volunteer members representing the nonprofit sponsors. 

River To River would be capitalized with development and management fees from affordable assisted living projects and other senior housing projects that it would undertake in southern Illinois. Capitalization has been a continual problem for the corporation. Often development fees need to be deferred and cash flow in projects, though positive, is not excessive.

River to River currently contracts with the Siedlund Company out of St. Louis for the development of their assisted living projects. The board of directors reviews all projects and has final approval on all decisions involving development and operations.


Developer Description

The first two projects Cache Valley in Ullin and Big Muddy in Murphysboro were developed jointly by NCB Development Corporation, through their subsidiary NCB Development Services LLC and the Siedlund Company. 

NCB Development Corporation (NCBDC) is a nonprofit corporation whose primary mission is to promote community development in distressed areas by making loans and investments in, and providing technical support for, nonprofit entities and/or their for-profit affiliates for projects which serve low-income persons, families and communities. NCBDC, in collaboration with the Robert Wood Johnson Foundation, created and administers the Coming Home Program through NCB Development Services.

NCB Development Services, a limited liability company of NCBDC, was created to foster development in distressed communities by providing assistance and predevelopment financing to nonprofit community-based organizations nationwide. NCBDS is principally devoted to creating affordable senior housing with services (assisted living) through the Coming Home Program.

The Siedlund Company is a for profit development company based in St. Louis with extensive experience in the use of low income housing tax credits to create affordability in housing projects predominately in St. Louis. As Siedlund was geographically closer to southern Illinois (two hours by car), they managed the day to day process of development. NCBDS provided oversight, with particular emphasis on areas where Siedlund had no experience (assisted living).

The developer fee ($270,425) was split three ways with the vast majority earmarked for NCBDS and Siedlund as they did the vast majority of the development. In the end, NCBDS forgave their developer fee, as there was not enough cash in the project to pay the fee. Siedlund wound up with a $100,000 fee and River To River deferred their fee as sponsor equity.


Operator Description

For the first year of this project, River To River Development Corporation served as the operator. This proved to be problematic, as the Corporation was busy working on new development projects and had no administrative economies of scale on the operations side. Cache Valley, with only 40 units, was difficult to operate efficiently. Had River To River chosen to operate a number of facilities, it may have achieved enough economy to make it worthwhile. Additionally, River To River was created as a development entity and not an operations entity, so after the first year, Addus Corporation took over operations. Addus was already operating River To River's second facility in Murphysboro (50 units of affordable assisted living) and the two organizations had a good working relationship.

Addus HealthCare was established in 1977 as a provider of home health care services and supplemental health care staffing. Addus is one of the largest providers of skilled and paraprofessional home care services in the country. Addus currently holds over two hundred home care contracts in ten states throughout the country. In total, the company provides contractual services, as well as private home health care, to over 300 individuals annually. They provide homemaker, personal care, family support, housekeeping, respite care, adult day care, escort, chore, transportation, volunteer staffing, supplemental staffing, utilization control management, skilled nursing care, therapy services, medical social workers, home health aides, disease state management programs, case management, durable medical equipment and subcontracted pharmacy.

The Addus fee structure is based on the Illinois Determination of Need scoring system as follows: 
	Service Level 
	DON Score 
	Cost/Month

	Level 1
	37-45
	$723

	Level 2
	46-56
	$842

	Level 3
	57-67
	$972

	Level 4
	68-78
	$1,123

	Level 5
	79-87
	$1,398

	Level 6
	88-100
	$1,620



Project Description

Cache Valley was created to serve frail seniors who would qualify for both low-income housing tax credits and Medicaid. The 40-unit facility is in a one-story building of wood construction on a flat lot neighboring Ullin's community center. There's a fenced courtyard for privacy and security, and monitored exits for security. Substantial common space allows for communal dining and recreation. There is clinic space, a laundry, a commercial kitchen and other amenities. The building is vinyl-sided for ease of maintenance. Rents at Cache Valley are $300 to $440 per month. There is tenant council that meets monthly. Everyone who wants to participate is welcome. The case manager assists tenants in organizing the meeting, but leaves the meetings to allow tenants to speak freely. 

Cache Valley is 100% affordable to seniors at 60% of the median income level for the area. Half of the residents must be under 50% of the median income. There's no subsidy for renters as the debt was bought down with the infusion of equity from the low income housing tax credit program. The low income housing tax credit program and the Illinois Housing Development Authority's Trust Fund Program set maximum income limits for rent.

The range of monthly housing payments is as follows:
	Studio 
	368 square feet 
	$321

	One Bedroom
	433 square feet 
	$405

	Two Bedroom
	643 square feet 
	$440




For more detailed description of the units, see attached.


Project History

Illinois has two million seniors. Many of them live in very rural areas, and many of them are very poor, especially in southern Illinois. Almost all want to live at home, or at least near home, family and friends.

In the four-county areas of southern Illinois served by Cache Valley Assisted Living, seniors compose 18% of the total population of 45,984 people. This area has the highest unemployment and poverty levels in Illinois. There are few major businesses and employers Bunny bread and Florsheim shoes recently closed factories in the area. Income levels are among the lowest in the country:
· In 1990, the median income for a 4-person household was $18,235; 43% of all households had incomes below $15,000 per year. 

· In 1998, the median income was $22,168; 54% of all households had incomes below $15,000 per year.

Seventy-seven percent of the seniors in this region have incomes below $15,000 per year. With no low-income elderly rental apartments, and the few nursing homes all having lengthy waiting lists, this is a region of the United States with limited housing options for the elderly. 

In southern Illinois, where rural home care is limited and assisted living housing is nonexistent (like most rural communities), elderly are forced to relocate to gain access to health and social services. They are often unnecessarily institutionalized in nursing homes because they and their families can't find either services closer to home or other supportive housing options.

Many residents of Cache Valley came from shocking squalor and poverty to a clean, health, safe and modern apartment with services available 24-hours a day. Many had lived in small trailers or houses with physical barriers that exacerbated their frailty. Some of those living quarters still had wood-burning stoves, outdoor plumbing and limited electricity. Many residents had lived alone. That isolation had a substantial impact on their mental health. 


Pre-development

Land is cheap and very available in southern Illinois, so gaining site control was easy and inexpensive. The site is seven acres that was purchased from a local farmer for approximately $4,000 per acre. As the city of Ullin is small (500 people), the city approval process was quite simple. The entire process was conducted over dinner with the mayor at a local fast food restaurant. The permit fee was $10 !

There are few general contractors in this part of southern Illinois, so the interview and bidding process for the contractor was efficient and successful. Fager-McGee Construction was chosen and the relationship was successful. Fager-McGee has since served as the GC on all five southern Illinois projects. 

Coming Home used a national architect out of Gaithersburg, Maryland called Wilmot Sanz, a firm with a long history with assisted living having worked on many of Marriott's assisted living projects. The idea was to create a proto-type design that would be used at all Coming Home sites. This was difficult as each new site wanted to make changes, often substantive, in the design for their community. Additionally, the cost of flying the architect out from the East Coast became somewhat onerous.

Ullin had to give up its existing water system and tie into a countywide water system f or the project to move forward. This was a big issue for the city. Small towns are reluctant to give up this type of independence, but the town recognized the greater good and the potential for future expansion. The community is now tackling other revitalization projects, such as preserving a historic railroad depot.


Financing

Cache Valley was financed with a fully amortizing conventional loan, a deferred low interest second loan from the Illinois Housing Development Authority and equity raised through the sale of low-income housing tax credits. The Coming Home Program revolving loan fund provided gap financing during construction. Working capital came from the Retirement Research Foundation in Chicago, Illinois.

The developer fee was reinvested in the building, and excess cash flow goes towards the provision of additional services or capitalization of River to River, allowing it to take on more projects in Southern Illinois. The project was initially delayed while waiting for tax credits and IHDA financing, but NCBDS provided predevelopment funds to move the project along and was patient about return of revolving loan fund capital.

See attached pro forma.


Operations

Based on their needs, tenants have a variety of services available to them at Cache Valley. Services, including three meals per day, laundry, recreation, social services, medication management, housekeeping, personal care transportation, and money management are available to residents on an as-needed basis. Th heart of assisted living is the ability to provide personal care services on an as-needed basis, 24-hours per day to assist seniors wit the activities of daily living (grooming, toileting, bathing, dressing and eating). Personal care services are designed to assist tenants to live as independently as possible. Services are requested by the resident. This allows for true independence and choice. Case managers work with residents to assess their service needs and design a service package based on extent and frequency of care required.

See attached early and final operational pro formas.


Construction

The land was purchased in November 1996 and construction began in December. The general contractor and all subcontractors were from southern Illinois, as a goal of the project was to use local labor for economic development. Cache Valley received its certificate of occupancy in November of 1997. The apartments celebrated the Grand Opening and tenants were moved in that month as well. The Ullin Civic Club assisted with the groundbreaking ceremony and Open House. Thirty-nine volunteers donated almost 2,000 hours of their time, valued at $15,552 to complete Cache Valley. The project was later awarded the Governor's Cup for volunteerism.

There were only two change orders during construction, both were owner changes based on visual examination of the building as it was under construction.

Marketing

Cache Valley was fully rented with 100% occupancy within five months and currently has a rather long waiting list. It would have been possible to rent the project up within 30 days, but management decided to integrate the service package slowly, training staff thoroughly and working out any problems before reaching maximum capacity.

Shawnee Alliance for Seniors is one of the partners in the River To River Development Corporation. Shawnee contracts with the Department on Aging to provide case management services for more than 3,000 elderly people with incomes of less than $25,000 per year in 13 counties in rural southern Illinois. Shawnee works with 14 hospitals assessing, tracking, and placing elderly patients discharged from the hospital in the region. Shawnee identifies alternative living situations and community-based care if nursing home placement is inappropriate. Additionally, under a state care coordination demonstration project, the Department contracts with Shawnee for community-based services to maintain frail elderly residents in their homes, preventing premature institutionalization. 

When it was time to begin marketing for residents for Cache Valley, they had to look no further than Shawnee, which had a ready list of frail, eligible seniors needing this type of housing.

Appendices:

1. Affordable Assisted Living for the Frail Elderly: A Creative Alternative for Illinois and America.

2. Initial and Final Operating Pro Formas

3. Cache Valley Apartments – Description of Units

4. Cache Valley Apartments – Financial Analysis as built

5. Floor Plans and Architectural Renderings
