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A Victory for Needy Seniors
Dual Development Offers Extra Support 

for Tax Credit Residents
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Low-Income Housing Tax Credit

Victory Centre of Vernon Hills, a new affordable
senior residential complex in the Chicago suburb
of Vernon Hills, is one of eleven similar projects

owned and operated by Pathway Senior Living that offer
an unusual type of “carrot.”

“We offer tax credit residents an insurance policy,”
says E. James Keledjian, President and a Principal of
Pathway Senior Living, a private company based in Des
Plaines, Ill. “When they run out of money they can qualify
for Medicaid. And that’s a big draw for us.”

Victory Centre of Vernon Hills is actually two separate
low-income housing tax credit projects adjacent to one
another. One of the two five-story buildings contains 111
affordable apartments for seniors 62 or older. The second
building is a supportive living facility (SLF), an affordable
assisted living facility certified under Illinois’ Supportive
Living Program. The SLF contains 120 studio units of
which 80% are low-income housing tax credit units and
20% are market-rate for “private pay” residents. In this
facility, restricted to individuals 65 and over (the eligibili-
ty age), residents receive room and board, three meals
per day, personalized care, and other services to assist
them with activities of daily living (e.g., medication man-
agement, housekeeping, laundry, bathing, dressing).

Streamlined Medicaid Process
The “insurance policy” for tax credit residents of the

SLF is due to the State of Illinois’ Medicaid waiver pro-
gram, which Keledjian said differs from the Medicaid
waiver programs of other states in that it is a “project-
based” program rather than a “voucher” program.

Under Illinois’ program, the operators of assisted living
facilities that qualify for state certification as “supportive
living facilities” collect monthly Medicaid payments direct-
ly on behalf of Medicaid-eligible residents to help pay for
the provided services. These payments are funded half by
the federal government and half by the state. In addition,
the operators process residents for Medicaid eligibility
themselves. Under voucher programs, individuals apply
to the state for approval for Medicaid and then must
search for a participating facility with an open bed.

In order to be admitted to the SLF, individuals,
regardless of whether private pay or tax credit, must
score 29 or higher on the Illinois Department of
Healthcare and Family Service’s Determination of Need
screening tool, which amounts to needing assistance
with two or more activities of daily living. To be eligible

for Medicaid in Illinois, individuals must
have an annual income of no less than
the Supplemental Security Income (SSI)
amount (of $698 per month) but no more
than $32,400, and have no more than
$2,000 in assets. 

At Victory Centre of Vernon Hills,
residents have the option of using Pathway’s services or
providing their own under Pathway’s supervision.
Medicaid eligible residents, generally earning 50% of
AMI or less, are charged a daily rate of $74.66 for servic-
es and a monthly rate of $608 for room and board.
Medicaid-eligible residents each month pay the $608 for
room and board from their own pocket and are allowed
to keep $90 in income for personal use. Medicaid reim-
burses the facility for the balance of the cost of the serv-
ices provided to each such resident.

In addition, Keledjian notes, “Most of our [SLF] resi-
dents qualify for food stamps.” Pathway is designated
as a food stamp vendor, and residents receive an aver-
age of $80 to $120 per month in food stamps that is
applied toward their board costs. Keledjian indicated
that the average SLF resident probably has an annual
income of less than $16,000 and financial net worth of
less than $2,000. The total amount of revenue that
Pathway Senior Living collects per month per SLF resi-
dent, including from payment for room and board and
from Medicaid, food stamps, and private pay payments
averages over $2,900 per month.

Pathway Senior Living, which has 650 employees,
screens applicants for LIHTC eligibility at its affordable
senior apartment and SLF properties.

Complicated Development
Both buildings at Victory Centre of Vernon Hills

achieved full lease-up recently, taking only nine months
compared to the typical 14 months, says Keledjian. The
SLF is the second in Lake County.

The development had to overcome some hurdles
and required a complicated funding package, according
to Keledjian, one of three principals at Pathway Senior
Living – along with Jerome Finis and Robert Helle – and
analyst Patrick Dimaano.

The project had its origin in 2009 when the Village
of Vernon Hills issued an RFP seeking a developer to
build affordable apartments, for seniors, on a parcel of
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village-owned land. Pathway Senior
Living was the successful respon-
dent. “We convinced the village 
that in order for us to do the senior
apartments that we’d have to do 
the SLF in conjunction with them,”
says Dimaano.

The company then applied for
9% federal housing credits and eventually obtained two
separate tax credit awards totaling $5,058,737 annually
from the Illinois Housing Development Authority (IHDA)
in the fall of 2009. The awards reflected a 30% basis boost
because the project was located in Lake County Illinois,
which was designated a flood disaster area. 

Unfortunately, the awards came as the LIHTC market
was crumbling, with corporate investor demand for hous-
ing credits drying up and credit pricing tumbling. But
Pathway Senior Living was able to find an equity investor
for the tax credits and soft dollars to close the gap,
including nearly $5 million in combined federal Section
1602 Exchange Program grants received from IHDA for
both buildings.

Syndicator National Equity Fund, Inc. purchased the
federal housing tax credits for both buildings on behalf
of two investors for net pricing of 56 and 64 cents per
dollar of tax credit.

The first mortgage financing for both developments
was provided by the U.S. Department of Housing and
Urban Development. Additional funding included a
deferred developer fee, equity generated from the sale
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Source and Uses Summary
SOURCES                                       SUPPORTIVE              SENIOR  

LIVING FACILITY       APARTMENTS

First Mortgage $12,101,000 $3,145,000
9% LIHTC Equity $11,118,789 $18,961,747
Section 1602 Funds $1,246,626 $3,745,049
State IAHTC Equity $32,500 $155,750
Land Donation $100,000 $600,000
Lake County Home Equity Grant – $216,080
GP Equity $100.00 $100.00
Deferred Development Fees $1,484,235 $1,966,082
Total  Sources $26,083,250 $25,044,808

USES

Land Costs $862,246 $1,342,581
Construction Hard & Soft Costs $20,879,396 $24,105,454
Reserves $1,757,281 $444,324
Developer Fee $2,584,327 $2,897,449
Total Uses $26,083,250 $28,789,808

of Illinois Affordable Donation Tax Credits, and HOME
grants from Lake County.

Construction of both buildings began in November
2010 and was completed in January 2012 for the senior
apartments and in March 2012 for the SLF. Pathway
Senior Living is the developer and service provider as
the managing co-general partner, while a local nonprof-
it, Lake County Residential Development Corp. is the
non-operating co-general partner.

Mix of Tenant Income Levels
The senior apartment building contains 90 one-bed-

room and 21 two-bedroom units. All are LIHTC units,
with 12 rented to households at or below 30% of AMI;
34 at 50% of AMI; and 65 at 60% of AMI. HUD’s FY 2013
annual income limit for an individual in the Chicago area
at 60% of AMI is $30,960.

The SLF units are all 360-square-foot studios with
one resident each with a separate bathroom, sleeping
area, and sitting area. Twelve of the 120 units are rented
to individuals at or below 30% of AMI; 36, 50% of AMI;
and 48, 60% of AMI. The remaining 24 are market-rate
units for private pay residents.

According to Keledjian, the two buildings share the
same property management and engineering staff. The
company’s SLFs typically have about 50 employees
each, full and part-time workers.

The average age of residents is 78 to 82 years old at
the senior apartment building and 85 or 86 at the SLF. The
senior apartment building provides no special services to
residents but they can purchase services from the SLF if
they wish, such as maid service. A tenant council organizes
social and recreational activity programs for the residents.

Keledjian said there is some “flow back and forth”
of residents between the two buildings. Some residents
move from the senior apartment building to the SLF
when their condition deteriorates and they need extra
help.

Monthly Rents
SUPPORTIVE LIVING FACILITY SENIOR APARTMENTS

INCOME LEVEL                                      STUDIO UNITS (ALL)                      1 BEDROOM     2 BEDROOM

30% of AMI Units Medicaid Service Rate - $74.66 (daily) $362 –
50% of AMI Units Room & Board Rate - $608 (monthly) $625 $760

Food Stamps - $80-$120 (monthly if eligible)
60% of AMI Units Service Rate - $74.66 (daily) $730 $880

Room & Board Rate - $796 (monthly)
Food Stamps - $80-$120 (monthly if eligible)

Market-Rate Units $3,300 (Monthly)

Service Rate - $74.66 (daily)
Room & Board Rate - $796 (monthly)

Food Stamps - $80-$120 (monthly if eligible)

Medicaid Service Rate - $74.66 (daily)
Room & Board Rate - $608 (monthly)

Food Stamps - $80-$120 (monthly if eligible)
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