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 DISCLOSURE STATEMENT 

 BROOKDALE CARRIAGE CLUB PROVIDENCE 

 

I. ORGANIZATION INTRODUCTION AND INFORMATION 

ARCLP – Charlotte, LLC d/b/a Brookdale Carriage Club Providence (the “Company”) is an 
operator of a senior living community (the “Community”) in Charlotte, North Carolina and is 
wholly owned by BKD FM Holding Company, LLC (the “Member”), which through American 
Retirement Corporation, is a wholly owned subsidiary of Brookdale Senior Living, Inc. 
(“Brookdale”). Brookdale is publicly traded on the New York Stock Exchange under the symbol 
“BKD”. All of the aforementioned entities are for profit. 

  
   ARCLP-Charlotte, LLC 

d/b/a Brookdale Carriage Club Providence 
5800 Old Providence Road 
Charlotte, NC 28226 
Attn.: Mr. Doug Rutter – Executive Director 

 
American Retirement Corporation and Brookdale Senior Living Inc. 
105 Westwood Place - Suite 400 
Brentwood, TN 37027 
Attn: Ms. Dawn Kussow – EVP and Chief Financial Officer 

 
II. FACILITY INTRODUCTION AND INFORMATION  

A. Narrative description of the facility and its operation.  

The Company is an owner and operator of a senior living community (the “Community”) located 
on a 45-acre site at 5800 Old Providence Road in Charlotte, North Carolina and consisting of ten 
apartment buildings (one, two, and three story) and seven four-plex villas with two large lakes in 
the center of the Community. The Company is committed to providing senior living solutions and 
an exceptional living experience through a property that is designed, purpose-built, and operated to 
provide the highest quality service, care, and living accommodations for residents. The Community 
offers a variety of living arrangements and services to accommodate all levels of physical ability 
and health. The Community has 275 independent living units, 56 assisted living units, 34 memory 
care units, and 42 skilled nursing beds on one campus. The Community also has common spaces 
including a lobby, dining room, auditorium, game rooms, craft room, country store/snack bar, 
beauty/barber shop, clinic, and offices. 

As a continuing care retirement community (“CCRC”) licensed by the North Carolina 
Department of Insurance, the Company offers a 13 month Residence Agreement, renewable for 
successive periods of 13 months. The Community began operation in July 1988, and ARC has 
managed the Community since its opening. ARC assumed ownership and responsibility for the 
operation in May 1996. In December 2001, the Company sold the majority of the Community 
property and equipment to CALF and contemporaneously entered into a long-term operating 
lease with a 15-year term. In April 2007, the Company purchased the property and equipment 
from CALF and terminated the associated lease. 
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 B. Non-profit/For Profit Status. 

ARCLP-Charlotte, LLC, d/b/a Brookdale Carriage Club Providence, is a for-profit limited liability 
corporation, and is not affiliated with any religious, charitable, or other non-profit organization.  

 C. Legal description.  

See Section I above for ownership description. 

D. Identification and background of management staff and management company. 

ARCLP-Charlotte, LLC has employed Doug Rutter as the Executive Director for Brookdale 
Carriage Club Providence.  

Doug Rutter became the Executive Director for Brookdale Carriage Club Providence in July 
2022. Doug has held multiple leadership positions within the senior living industry for over 
sixteen years. 

E. Directors of Brookdale Senior Living Inc. 
 (Address: 105 Westwood Place, Suite 400, Brentwood, TN 37027) 

 Denise W. Warren brings more than 30 years of operational, financial and healthcare experience. 
Ms. Warren has served as Brookdale’s Interim Chief Executive Officer, Chairman and a member 
of the Office of CEO since April 2025; after having served as the non-executive chairman since 
June 2024. In addition, she served as Executive Vice President and Chief Operating Officer of 
WakeMed Health & Hospitals from October 2015 through December 2020, where she was 
responsible for the strategic, financial, and operational performance of the organization’s network 
of facilities in the North Carolina Research Triangle area. Prior to that, from 2005 to September 
2015, Ms. Warren served as Chief Financial Officer of Capella Healthcare, Inc., an owner and 
operator of general acute-care hospitals, as well as its Executive Vice President since January 2014, 
and as its Senior Vice President prior to that. Before joining Capella, she served as Senior Vice 
President and Chief Financial Officer of Gaylord Entertainment Company from 2000 to 2001, as 
Senior Equity Analyst and Research Director for Avondale Partners LLC and as Senior Equity 
Analyst for Merrill Lynch & Co. Until November 2024 she served on the Board of Directors of 
TruBridge, Inc. (formerly known as Computer Programs and Systems, Inc.), where she served as 
Chair of the Audit Committee and the Compensation Committee. She currently serves on the Board 
of Directors of Newport Healthcare, Straive, and Virtusa, Inc. Ms. Warren is National Association 
of Corporate Directors (NACD) Directorship CertifiedTM and received a Corporate Directors 
Certificate from Harvard Business School. Ms. Warren earned a B.S. degree in Economics from 
Southern Methodist University and an M.B.A. from Harvard University. 

 
 Jordan R. Asher, MD brings more than 20 years of expertise and a history of success in large 

matrixed, mission-based, national healthcare systems. From 2023 to May 2025, he served as 
Executive Vice President and Chief Clinical Officer of Sentara Healthcare, a large integrated 
delivery health system including a clinically integrated network and insurance company serving 
Virginia and North Carolina, where he had a wide range of responsibilities, including creating high 
quality, equitable, and innovative models of care delivery as well as providing national thought 
leadership directed towards the future of health care. From 2018 to 2023, he served as the Chief 
Physician Executive and Senior Vice President of Sentara. Prior to Sentara, Dr. Asher served in 
several executive roles with Ascension since 2006, including Chief Clinical Officer of its Ascension 
Care Management subsidiary from 2016 to 2018 with responsibility for network development and 
population and risk management, Chief Clinical Officer and Chief Innovation Officer of 
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Ascension’s MissionPoint Health Partners subsidiary from 2015 to 2016, and Chief Medical 
Officer and Chief Integration Officer of MissionPoint Health Partners from 2011 to 2015. Dr. Asher 
earned a B.S. in Biology from Emory University, an M.D. from Vanderbilt University School of 
Medicine, and an M.S. in Medical Management from the University of Texas at Dallas and 
Southwestern Medical Center. 

 
Claudia N. Drayton brings more than 20 years of operational and financial experience in 
healthcare and biotech companies. Currently, she serves on the board of 3D Systems Inc. 
(NYSE: DDD) where she is the Chair of the Audit Committee and a member of the 
Compensation Committee. Most recently, she served as the Chief Financial Officer of 
Quantum-Si Incorporated, a publicly-traded life-sciences company focused on protein 
sequencing and genomics for the healthcare industry. She held this role from April 2021 until 
June 2023, and during her tenure she oversaw the company’s successful transition to a publicly 
traded company. Prior to that Ms. Drayton served as the Chief Financial Officer of Nuwellis, 
Inc., a publicly-traded medical device company focusing on commercializing ultrafiltration 
technology for patients with heart failure. Before joining Nuwellis, she spent 15 years at 
Medtronic, a global leader in medical devices, where she held leadership positions of increasing 
responsibility in the finance organization. These included Chief Financial Officer for both the 
Peripheral Vascular and the Integrated Health Solutions business units. Ms. Drayton is NACD 
Directorship CertifiedTM. She began her career at Arthur Andersen LLP where she was an 
audit manager. Ms. Drayton received a B.B.A in Accounting from the University of Mary 
Hardin-Baylor and an M.B.A. from the University of Minnesota’s Carlson School of 
Management. 
 
Mark Fioravanti has more than 25 years’ experience in hospitality and real estate and is a 23-
year veteran of Ryman Hospitality Properties, Inc. (formerly Gaylord Entertainment) (RHP). 
Mr. Fioravanti is currently President, Chief Executive Officer, and a member of the Board of 
Directors of RHP. In his role, Mr. Fioravanti is responsible for all facets of the company, 
including its portfolio of destination convention resorts and its owned and operated 
entertainment division, Opry Entertainment Group (OEG). Mr. Fioravanti was appointed CEO 
on January 1, 2023, after serving as President and Chief Financial Officer since 2015. Prior to 
2015, he served in various senior positions for RHP, including Executive Vice President and 
Chief Financial Officer, Senior Vice President of Finance and Treasurer, Division President of 
ResortQuest International, and Senior Vice President of Sales and Marketing. He serves on the 
board of the Nashville Area Chamber of Commerce, Nashville Convention and Visitors Corp., 
NAREIT’s Advisory Board of Governors, and the Tennessee Business Leadership Council. Mr. 
Fioravanti holds an M.B.A. from the University of Tennessee and a B.S. in Landscape 
Architecture from The Ohio State University. 
 
Victoria L. Freed brings more than 25 years of executive leadership in the areas of sales, 
customer service, and marketing, and has earned numerous awards for outstanding achievement 
in sales and marketing during her career. Ms. Freed is Senior Vice President of Sales, Trade 
Support and Service for Royal Caribbean International, having served in that role since 2008, 
where she oversees the largest sales team in the cruise line industry and also manages the 
company’s consumer outreach, reservations, group sales, and customer service functions. Prior 
to her service with Royal Caribbean, Ms. Freed worked for 29 years with Carnival Cruise Lines, 
where she served as Senior Vice President of Sales and Marketing during the last 15 years of 
her tenure. She is a trustee of the United Way of Miami-Dade County and serves as a member 
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of the board of Jewish Adoption and Foster Care Options (JAFCO). Ms. Freed earned a 
bachelor’s degree in business with an emphasis in marketing from the University of Colorado. 
 
Joshua Hausman has more than 20 years of private market investment experience focused on 
the healthcare industry, including in facilities- based and senior care services companies that 
provide personal care, medical and behavioral health services to vulnerable populations. Mr. 
Hausman spent two decades with Onex Corporation, from 2004 to February 2025, and served 
as Managing Director for Onex Partners, the upper-middle market private equity platform of 
Onex Corporation, from 2013 until his departure. He led Onex Partners’ North American 
healthcare investment activities, including advising portfolio company management teams and 
evaluating growth and operating efficiency opportunities. Prior to Onex Corporation, Mr. 
Hausman was an Associate in the Healthcare Investment Banking group at Banc of America 
Securities, where he provided capital raising and advisory services to healthcare companies. 
Since April 2025, Mr. Hausman has been Managing Partner at MHJ Capital Partners. Currently, 
he serves on the Board of Directors of Newport Healthcare and SCP Health. He has previously 
held board positions at privately owned and publicly traded healthcare services companies, 
including BrightSpring Health Services, Genesis HealthCare, Inc., and the Center for 
Diagnostic Imaging. He holds an A.B. in Economics (cum laude) from Harvard College. 
 
Elizabeth B. Mace has more than 30 years of experience in research, economics, and market 
analysis. Most recently, she served as the Chief Economist and Director of Research and 
Analytics at the National Investment Center for Seniors Housing & Care (NIC) from 2014 to 
June 2023. Prior to serving on NIC’s leadership team, she served on the NIC Board of Directors 
and chaired its Research Committee. She has also previously served as a director at AEW 
Capital Management and worked in the AEW Research Group for 17 years. Before AEW, she 
also spent 10 years at Standard & Poor’s DRI/McGraw-Hill as director of its Regional 
Information Service. Ms. Mace also worked as a regional economist at Crocker Bank, and for 
the National Commission on Air Quality, the Brookings Institute, and Boston Edison. She is 
formerly a member of the Institutional Real Estate Americas Editorial Board. In 2020, Ms. 
Mace was inducted into the McKnight’s Women of Distinction Hall of Honor. In 2014, she was 
appointed a fellow at the Homer Hoyt Institute and was awarded the title of a “Woman of 
Influence” in commercial real estate by Real Estate Forum Magazine and Globe Street. In 
addition, in 2025, she was inducted into the Senior Living Hall of Fame by the American 
Seniors Housing Association. Ms. Mace is NACD Directorship Certified™. She received a 
bachelor’s degree from the Mount Holyoke College and a Master’s of Science in Applied 
Economics from the University of California. She also earned a Certified Business 
Economist™ designation from the National Association of Business Economists. 
 
Lee S. Wielansky has more than 40 years of commercial real estate investment, management, 
and development experience. He currently serves as Chairman and CEO of Opportunistic 
Equities, which specializes in low income housing. He has also served as Chairman and CEO 
of Midland Development Group, Inc., which he re-started in 2003 and focused on the 
development of retail properties in the mid-west and southeast. Prior to Midland, he served as 
President and CEO of JDN Development Company, Inc. and as a director of JDN Realty 
Corporation. Before joining JDN, he served as Managing Director – Investments of Regency 
Centers Corporation, which in 1998 acquired Midland Development Group, a retail properties 
development company co-founded by Mr. Wielansky in 1983. Mr. Wielansky served as the 
Company’s Non-Executive Chairman of the Board from February 2018 through December 
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2019. He also serves as Lead Trustee of Acadia Realty Trust and served as a director of Isle of 
Capri Casinos, Inc. from 2007 to 2017 and Pulaski Financial Corp. from 2005 to 2016. He also 
serves as a member of the Board of Clayco Construction Company. 
Mr. Wielansky received a bachelor’s degree in Business Administration, with a major in Real 
Estate and Finance, from the University of Missouri – Columbia, where he is currently a 
member of the Strategic Development Board of the College of Business. He also serves on the 
Board of Directors of The Foundation for Barnes-Jewish Hospital and on the Finance 
Committee of both The Foundation and the Barnes-Jewish Hospital. 
 
Doug Rutter – Executive Director – Brookdale Carriage Club Providence 

There is not any professional service firm, association, trust, partnership, or corporation in 
which the Executive Director, management staff, or any member of the Board of Directors has 
a 10 percent or greater interest in and which it is presently intended shall currently or in the 
future provide goods, leases, or services to the Community or to residents of the Community, 
of an aggregate value of $500 or more within any year. Further, there is not any professional 
service firm, association, trust, partnership, or corporation that currently provides any goods, 
leases, or services of an aggregate value of $500 or more within any year to the Community or 
to the residents of the Community that has a 10% or greater interest in any officer, director, or 
management staff (including the Executive Director). 

F. Criminal violation statement. 

No officer or director has been involved in criminal or civil proceedings involving fraud, 
embezzlement, fraudulent conversion or misappropriation of property; none is subject to a currently 
effective injunction or restrictive court order or within the past five years had any state or federal 
license or permit suspended or revoked as a result of matters arising out of the business of retirement 
living or health care. 

G. Location and description of physical property. 

See Section II.A. Above 

H. Estimated number of residents. 

At full occupancy, in its present configuration and assuming 20% of the independent living 
apartments are occupied by two persons, Brookdale Carriage Club Providence would expect to 
have approximately 462 residents in its 275 independent living units, 56 assisted living units, 34 
memory care units, and 42 skilled nursing beds. 

As of April 30, 2025, there were 291 independent living residents, 47 assisted living residents, 31 
memory enhanced residents, and 31 residents in the skilled nursing beds. 

III. POLICIES 

A. Admission 

(i) Health, financial, and insurance requirements for admission.  

Brookdale Carriage Club Providence requires that persons accepted for residence at 
Brookdale Carriage Club Providence be able to live independently or demonstrate that 
alternative arrangements have been made by the prospective resident to assure that 
needed assistance will be provided by and for the Resident. Financial resources 
sufficient to pay the monthly rent are required together with some assurance based on 
the financial report of the Resident that he or she will be able to continue such payment 
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for the term of the Residency Agreement. If health or financial circumstances change 
between the time of signing the Residency Agreement and entry into the community, 
Brookdale Carriage Club Providence reserves the right, subject to all applicable laws, 
to decline admission to the Resident. There are no insurance requirements. 

(ii) Age requirements for admission. 

Residents shall be sixty-two (62) years of age or older at the time of occupancy. 

B. Rescission privileges. 

Residents may rescind their Residency Agreement within thirty (30) days following the later 
of the execution of their Residency Agreement or the receipt of a disclosure statement that 
meets the requirements of N.C.G.S. §58-64-20. Residents are not required to move into 
Brookdale Carriage Club Providence before the expiration of the thirty (30) day rescission 
period. 

If a resident dies before occupying a living unit at Brookdale Carriage Club Providence, or 
if, on account of illness, injury, or incapacity, is precluded from occupying a living unit at 
Brookdale Carriage Club Providence under the terms of his or her Residency Agreement, 
the Residency Agreement is automatically canceled. 

For rescinded or canceled Residency Agreements under the two paragraphs immediately 
above, the resident or resident’s legal representative shall receive a refund of all money or 
property transferred to Brookdale Carriage Club Providence, less (i) periodic charges 
specified in the Residency Agreement and applicable only to the period of time a living unit 
was actually occupied by the resident; (ii) those nonstandard costs specifically incurred by 
Brookdale Carriage Club Providence at the request of the resident and described in the 
Residency Agreement or any amendment to the Residency Agreement signed by the 
resident; and (iii) non-refundable fees, if set out in the contract. Such refund will take place 
within thirty (30) days of receipt of written notification. 

 C. Termination provisions. 

Since there is no entrance fee at Brookdale Carriage Club Providence, there is no provision 
for the refund of an entrance fee upon termination of the Residency Agreement. The 
membership fee is not refundable unless the Residency Agreement is terminated prior to or 
during the first three months of occupancy. If termination occurs, the membership fee will 
be prorated equally over the first three months of occupancy. The contract for continuing 
care (Residency Agreement) may be terminated under the following circumstances: 

(i) By the Resident: 

Before the Resident begins occupancy of the living unit. 

Upon the death of a Resident, the Agreement will terminate immediately following the 
Resident’s death, or when all of Resident’s furnishings and personal effects are removed 
and the living unit’s keys are returned to Brookdale Carriage Club Providence, 
whichever occurs later. 

The Agreement will terminate sixty (60) days following Brookdale Carriage Club 
Providence’s receipt of notice from Resident’s physician that Resident requires medical, 
personal, or other nursing services for which Brookdale Carriage Club Providence is 
not licensed, or does not provide, or until personal effects are removed, whichever is 
later. 
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The Resident may terminate the Residency Agreement at the end of any thirteen (13) 
month period by giving forty-five (45) days advance written notice prior to the 
expiration of the current term. 

Resident may terminate the Residency Agreement at any time by giving Brookdale 
Carriage Club Providence sixty (60) days’ prior written notice of termination. If such 
notice is given, Resident will pay the monthly rent and any other charges as provided 
for in the Residency Agreement, until the expiration of such sixty (60) day period, or 
until all of Resident’s furnishings and personal effects are removed and the living unit’s 
keys are returned to Brookdale Carriage Club Providence, whichever is later. 

(ii) By Brookdale Carriage Club Providence: 

If the Resident is in default in the payment of the monthly rent, Brookdale Carriage Club 
Providence may, upon ten (10) days notice to Resident, terminate the Residency 
Agreement and avail itself of the remedies provided under North Carolina law. 

If the Resident shall violate any of the terms, covenants, or conditions of the Residency 
Agreement, or the Resident Manual. 

If the Resident requires services by Brookdale Carriage Club Providence for which it is 
not licensed or does not provide, Brookdale Carriage Club Providence shall have the 
right to terminate the Agreement by giving Resident thirty (30) days written notice. 

Brookdale Carriage Club Providence may terminate the Residency Agreement at the 
end of any thirteen (13) month period by giving thirty (30) days advance written notice 
prior to the expiration of the current term. 

Upon the death of a Resident, the Agreement will terminate immediately following the 
Resident’s death, or when all of Resident’s furnishings and personal effects are removed 
and the living unit’s keys are returned to Brookdale Carriage Club Providence, 
whichever occurs later. 

 

 D. Other Changes: 

(i) Changing units. 

If the Resident wishes to move from one apartment to another, and the desired new 
apartment is available, the Resident will be allowed to move to the new apartment at the 
prevailing market rate for the new unit. Resident will be responsible for all moving costs 
and a transfer fee of $1,000.00.  

  (ii) Marriages/New second occupant. 

If a Resident marries while a resident of Brookdale Carriage Club Providence, the new 
spouse, upon approval of Brookdale Carriage Club Providence, will be added to the 
Residency Agreement and the monthly fee will be increased by the amount of the then-
prevailing second person fee. The new spouse will not be charged a membership fee or 
moving fee. If the new spouse is not accepted for residence at Brookdale Carriage Club 
Providence, the Resident may cancel the Residency Agreement, effective at the end of 
the current month. If two (2) existing Residents marry each other or choose to cohabitate 
they may choose in which Resident’s apartment to live. The Monthly Service Fee will 
stop immediately once the apartment not chosen is fully vacated and a second person 
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fee will be added to the Residency Agreement of the Resident whose apartment was 
chosen.  

(iii) Inability to pay. 

Residents who face financial difficulties and are unable to pay their monthly fee will be 
required to leave Brookdale Carriage Club Providence after ten (10) days’ notice. 

E. Making unit available to another resident. 

A living unit occupied by a Resident will not be made available to a different or new resident 
as long as Resident has entered into a valid Residency Agreement, is not in default of the 
lease or in violation of any Brookdale Carriage Club Providence policy, and is paying the 
monthly rent on the unit on a timely basis. In the event notice of termination is given by 
Brookdale Carriage Club Providence or the Resident, Resident agrees that, with twenty-
four (24) hours’ notice, Brookdale Carriage Club Providence may show the apartment to a 
potential new resident. 

F.  Pet Policy 

Resident agrees not to keep dogs, cats, or other pets on the premises of Brookdale Carriage 
Club Providence or allow any such pets to visit Brookdale Carriage Club Providence 
without the prior written approval of Brookdale Carriage Club Providence management. If 
approved, a Two Hundred Fifty Dollar ($250.00) non-refundable pet deposit shall be paid 
to Brookdale Carriage Club Providence by the Resident prior to the pet being kept by 
Resident. Brookdale Carriage Club Providence shall have the right to require Resident to 
remove any pet from the premises if, within the sole discretion of Brookdale Carriage Club 
Providence, the pet is deemed a nuisance. 

IV. SERVICES 

A. Services provided under the Carriage Club Independent Residency Agreement 
include: 

 i. The right to occupy the living unit described in the Residency Agreement. 

 ii. Meals. Every month each Resident is provided with 23 to 26 meal tickets (five less than 
the number of days in the month), each entitling the Resident to a meal in the Dining 
Room at lunch or dinner. Free continental breakfast is provided in the Club House. 

  iii. Limited housekeeping services once a week. 

 iv. Maintenance services. Brookdale Carriage Club Providence is responsible for normal 
wear and tear, maintenance and replacement of the property, furnishings, and equipment 
owned by or leased to Brookdale Carriage Club Providence for use at Brookdale 
Carriage Club Providence. The Resident is responsible for any damage to such property, 
furnishings, and equipment, including the cost of repair or replacement of the 
diminution in value thereof, intentionally or negligently caused by the Resident or his 
or her guest. 

 v. Health Services (See below). 

vi. Planned social and recreational services including crafts. 

vii. Scheduled transportation for shopping trips, medical appointments, and other activities 
and needs. 
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 viii. Utilities. Brookdale Carriage Club Providence furnishes heating, air-conditioning, 
light, water, sewer, electricity, and trash removal from designated areas. Residents are 
responsible for their own telephone and cable television service. 

 ix. Grounds keeping. Brookdale Carriage Club Providence furnishes basic grounds keeping 
services, including lawn, tree, and shrubbery care. Residents may elect to plant and 
maintain certain areas determined by the management; however, Residents will be 
responsible for planting and maintaining such personal gardening areas. 

x. 24 hour staffed reception and security. Electronically monitored emergency call system. 

B. Services provided under the Carriage Club Assisted Living Residency Agreement 
include: 

 i. The right to occupy the living unit described in the Residency Agreement. 

 ii. Every Resident is provided with 3 meals a day. 

  iii. Limited housekeeping services once a week. 

 iv. Maintenance services. Brookdale Carriage Club Providence is responsible for normal 
wear and tear, maintenance and replacement of the property, furnishings and equipment 
owned by or leased to Brookdale Carriage Club Providence for use at Brookdale 
Carriage Club Providence. The Resident is responsible for any damage to such property, 
furnishings, and equipment, including the cost of repair or replacement of the 
diminution in value thereof, intentionally or negligently caused by the Resident or his 
or her guest. 

 v. Health Services (See below). 

vi. Planned social and recreational services including crafts. 

vii. Scheduled transportation for shopping trips, medical appointments, and other activities 
and needs. 

viii. Utilities. Brookdale Carriage Club Providence furnishes heating, air-conditioning, 
light, water, sewer, electricity, and trash removal from designated areas. Residents are 
responsible for their own telephone and cable television service. 

   ix. Grounds keeping. Brookdale Carriage Club Providence furnishes basic grounds keeping 
services, including lawn, tree and shrubbery care. Residents may elect to plant and 
maintain certain areas determined by the management; however, Residents will be 
responsible for planting and maintaining such personal gardening areas. 

x. Full use of amenities in the Assisted Living facility. 

C. Additional Services Available at Additional Cost: 

Additional meals may be purchased on a single meal basis or using meal plans which may 
be offered from time to time. Lunch and dinner are available in the Dining Room each day. 
Free continental breakfast is provided in the Club House. Guests may be brought to meals 
at the established guest meal prices. 

The beauty/barber shop is operated by an independent contractor and services may be 
charged to the Resident’s Brookdale Carriage Club Providence account. 

 
Additional Service Charges are as follows: 
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Dining Room Prices per Meal (all meal prices include tax) 

Meal Ticket   Guest 
    Lunch   $6.00  $10.00 

Meal Ticket   Guest 
Dinner   $6.00  $14.00 

Meal Ticket   Guest 
Brunch   $6.00  $17.00 
Lunch Residents/Guest Tickets - 20 Tickets @ $125.00 
Dinner Guest Tickets - 10 Tickets @ $90.00 

 

Guest Units  
One Night   $150.00 

   

    Transportation 
Airport Charge   $30.00 
 

Maintenance 
Extra Towel Bar    $10.00 
Ceiling Fan   $50.00 
Patch Holes in Drywall (Minor) $40.00 
Patch Holes in Drywall (Major) $75.00 
Grab Bar 12”   $30.00 
Grab Bar 18”    $35.00 
Grab Bar 24”   $40.00 
Closet Shelving   $2.00/foot 
Wireless Doorbell   $40.00 
Digital Thermostat  $75.00 
Additional Labor (one tech)  $15.00/hour 
Extra Keys    $2.00 
Extra Phone or Cable Jack  $50.00 
Light Dimmer    $10.00 
Outdoor Carpet    $75.00 
Door Stop    $ 5.00 
Programming TV's,   $ 7.50/hour (1hour minimum) 
Hang TV (supply mount)  $65.00 
Handicap Toilet   $100.00 
 

Housekeeping 
Laundering of Bedspreads  $ 10.50 - $ 16.50 
Laundering of Blankets   $ 7.50 - $ 14.50 
Bathroom Rug Cleaning  $ 2.50  
Door Mat Cleaning  $ 2.50 
Carpet Cleaning (Spot Removal) $20.00 
Carpet Cleaning (Per Room) $50.00 
 

Nursing  
Kleenex    $ 1.00  
 

Beauty Shop  
Shampoo and Set    $22.00 & up   
Cut    $18.00 & up  
Manicure    $15.00 & up 
Perm     $66.00 & up 

 
Administration 
Copies    $ .10/copy 
Fax    $1.00/page (incoming & outgoing) 
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 Apartment Transfer Fee 

    Move Fee   $1,000.00 
 

D. Health Services Available 

Brookdale Carriage Club Providence may make available to, or may make arrangements 
for, Residents to receive health care services, including physical therapy, rehabilitative 
treatments and equipment, ambulance services, limited pharmacy services, laboratory tests, 
and other health care related services as may be determined by Brookdale Carriage Club 
Providence. Charges for these health care services are in addition to the monthly rental fee 
in the apartments, the Coach House, or healthcare center. Brookdale Carriage Club 
Providence offers skilled nursing care, therefore, it can be provided at an extra charge to 
those who live at Brookdale Carriage Club Providence, and who require such care, to the 
extent space is available. 

E. Personal Services Available. 

The Coach House assisted living unit is available to Residents and others requiring personal 
care. It is licensed by the North Carolina Department of Health and Human Services as a 
Home for the Aged. Care in this unit requires an additional monthly charge at the prevailing 
rate depending on the unit size. 

V. FEES CHARGED 

A. Application, registration or entrance fees. 

There are no application, registration or entrance fees (other than a $5,250- $6,250 
nonrefundable membership fee for independent residents and a $5,000 - $6,000 
nonrefundable fee for assisted living residents). At the termination of the Residence 
Agreement, any prepaid expenses will be refunded to the Resident less amounts owed to 
Brookdale Carriage Club Providence at that time, and less the costs of making any repairs 
to the apartment beyond normal wear and tear. 

The Membership Fee is a one (1) time fee which entitles residents priority access to all 
services and products of Brookdale Senior Living nationwide. 
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B. Monthly Service Fees for each type of unit are: The Monthly Service Fee entitles the 
resident to the services previously listed in Section IV. 

 

 

 

 

 

 

 

 

 

 

*The amount of the fee depends on the location. Monthly Service Fees paid after the 10th day of the month shall 
include an additional late charge of 4%. Monthly fees represent base rent and do not include full care services 
offered which vary by resident. 

 C. Fee changes. 

Periodic charges are adjusted in accordance with the terms of the Residence Agreement, 
which provides for the Resident to be given notice of any monthly rental fee increase sixty 
(60) days before the automatic renewal of the Residence Agreement. The increases are 
based on the best judgment of the provider based on increasing costs of operation and 
market factors. Over the past twenty plus years of the operation of Brookdale Carriage 
Club Providence, overall percentage fee increases and average monthly fee increases in 
dollars have been as follows:  

Independent  Independent  Assisted  Assisted 

Living   Living   Living  Living 

Year % Increase  $ Increase  % Increase $ Increase    
1988 0%   $0   0%  $0 

1989 0%   $0   0%  $0 

1990 4.75%   $73   5.41%  $100 

1991 0.00%   $0   5.13%  $100 

1992 4.00%   $55   4.86%  $100 

1993 3.20%   $45   2.33%  $50 

1994 3.5% to 6.5%        $60 to $100   4.50%  $100 

1995 3.5% to 6.0%        $40 to $135   4.35%  $100 

1996 3.5% to 6.0%         $50 to $145   4.12%  $100 

 1997 3.25%   $65   3.00%  $80 

1998 3.75%   $78   3.25%  $100 

1999 4.00%   $90   3.75%  $100 

2000 5.00%   $100   3.00%  $90 

2001 4.50%   $120   0.00%  $0 

2002 4.75%   $150   3.00%  $100 

2003 3.75%   $130   4.00%  $125 

2004 4.00%   $100   4.50%  $151 

2005 4.00%   $100   4.00%  $125 

Name Type Range of fees* 

The Magnolia Efficiency/Studio $4,165-$4,865 

The Gardenia One Bedroom, One Bath $4,665-$6,515 

The Cherry Blossom 
One Bedroom, One Bath 
Deluxe 

$5,165-$6,515 

The Dogwood Two Bedroom, Two Bath $5,865-$6,715 

The Jasmine 
Two Bedroom, Two Bath 
Deluxe 

$6,315-$6,715 

The Villas Two Bedroom, Two Bath $6,865-$7,165 

Assisted Living    $5,825-$6,125 

Memory Care   $6,870-7,370 
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2006  5.00% $133 4.50% $169

2007 5.50% $152 5.50% $210

2008 5.50% $164 5.50% $226

2009 4.00% $124 4.00% $179

2010 4.00% $124 3.50% $162

2011 2.50% $95 4.00% $185

2012 3.00% $109 3.00% $177

2013 3.50% $117 3.50% $179

2014 4.00% $119 4.50% $184

2015 5.00% $125 5.00% $193

2016 5.50% $216 5.50% $312

2017 5.50% $229 5.50% $353

2018 5.00% $208 5.00% $339

2019 5.00% $217 5.00% $338

2020 5.50% $241 5.50% $372

2021 4.50% $202 5.50% $397

2022 12.00% $500 12.00% $732

2023 6.00% $300 7.00% $450

2024 6.50% $300 6.00% $350

D. Late Charges

Monthly Service Fees paid after the tenth (10th) day of the month shall include an additional
late charge of 4%.

VI. FINANCIAL INFORMATION

A. Reserves, escrows and trusts
In accordance with N.C.G.S. §58-64-33, ARCLP-Charlotte, LLC maintains an operating 
reserve. Funds serving as the operating reserve are deposited with CIBC. Dawn Kussow, 
Executive Vice President and Chief Financial Officer will be making decisions on the account. 
Ms. Dawn Kussow has been with Brookdale for eighteen years.

The forecasted financial statements indicate that total operating expenses adjusted to include 
principal payments on long-term debt, less depreciation and amortization for 2025 will be
$20,427,402. Based on this level of forecasted operating expenses and the 50% reserve 
requirement for the occupancy shortfall, the operating reserve requirement for 2025 is
$10,213,701 which as of May 30, 2025, the Operating Reserve balance was funded to meet the 
requirement.
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B. 2024 Actual vs. Financial Forecast
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C. Facility Assumptions 
 In the financial forecast, an average occupancy rate of 88.8% (247 units) for 

independent living is assumed throughout the forecast period for the 275 
independent living units.  

 In the financial forecast, an average occupancy rate of 87.5% (49 units) for assisted 
living is assumed throughout the forecast period for the 56 assisted living units.  

 In the financial forecast, an average occupancy rate of 87.0% (30 units) for memory 
care is assumed throughout the forecast period for the 34 memory care units.  

 In the financial forecast, an average occupancy rate of 74.9% (31 units) for skilled 
nursing is assumed throughout the forecast period for the 42 skilled nursing beds.  

 

ATTACHMENTS 

 
Attachment 1 – Five Year Forecasted Financial Statements compiled by Lattimore Black 
Morgan & Cain, P.C., Certified Public Accountants and Business Advisors. 

Attachment 2 – Independent Living Residency Agreement 

Attachment 3 – Assisted Living Residency Agreement 
Attachment 4 – Audited Financial Statements  

Attachment 5 – Interim Financial Statements as of April 30, 2025 
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ACCOUNTANTS’ COMPILATION REPORT 
 

 
The Board of Directors 
ARCLP – Charlotte, LLC: 
 
Management  is  responsible  for  the  accompanying  forecasts  of  ARCLP  –  Charlotte,  LLC  d/b/a 
Brookdale  Carriage  Club  Providence  (the  “Company”), which  comprises  the  forecasted  balance 
sheets, statements of income and changes in member’s equity, and cash flows as of and for each of 
the five years ending December 31, 2025 through 2029, and the related summaries of significant 
assumptions and accounting policies in accordance with guidelines for the presentation of forecasts 
established by the American Institute of Certified Public Accountants (AICPA). We have performed 
a compilation engagement in accordance with Statements on Standards for Accounting and Review 
Services promulgated by the Accounting and Review Services Committee of the AICPA.  We did not 
examine or  review  the  forecasts nor were we  required  to perform any procedures  to verify  the 
accuracy or completeness of  the  information provided by management. Accordingly, we do not 
express  an  opinion,  a  conclusion,  nor  provide  any  form  of  assurance  on  these  forecasts.  The 
accompanying forecasts were prepared for use by the Company for inclusion in its annual disclosure 
statement  for  the North  Carolina Department  of  Insurance.  All  other  information  that may  be 
included with  the  forecasts  identified  in  the preceding paragraph has not been  subjected  to an 
examination, review, compilation, or preparation engagement by us and, accordingly, we do not 
express an opinion, a conclusion, nor provide any assurance on it. 
 
The  forecasted  results may  not  be  achieved,  as  there will  usually  be  differences  between  the 
forecasted  and  actual  results  because  events  and  circumstances  frequently  do  not  occur  as 
expected, and these differences may be material.  We have no responsibility to update this report 
for events and circumstances occurring after the date of this report. 
 
The accompanying forecasts and this report are intended solely for the information and use of the 
Company and the North Carolina Department of Insurance and are not intended to be and should 
not be used by anyone other than these specified parties. 
 

 
 
Brentwood, Tennessee 
May 30, 2025



Schedule I

2025 2026 2027 2028 2029

Assets

Current assets:
Cash, restricted $ 2,439                2,469                2,397                2,578                2,547               
Cash, unrestricted 12,000             12,000             12,000             12,000             12,000            
Accounts receivable, net 331                   341                   351                   362                   373                  
Other current assets 633                   635                   637                   639                   641                  

Total current assets 15,403             15,445             15,385             15,579             15,561            

Property and equipment:
Land and improvements 10,890             10,890             10,890             10,890             10,890            
Building and improvements 98,758             99,693             100,656           101,648           102,670          
Furniture and equipment 17,370             17,873             18,392             18,926             19,476            
Construction in progress 180                   180                   180                   180                   180                  

Total property and equipment 127,198           128,636           130,118           131,644           133,216          
Less accumulated depreciation and amortization (63,426)            (67,302)            (71,033)            (74,686)            (78,129)           

Net property and equipment 63,772             61,334             59,085             56,958             55,087            

Operating reserve fund 10,214             10,890             10,398             5,635                5,790               
Total Assets $ 89,389             87,669             84,868             78,172             76,438            

Liabilities and Member's Equity

Current liabilities:

Current portion of long‐term debt $ 679                   19,677             500                   539                   573                  
Accounts payable 529                   543                   557                   571                   586                  
Accrued expenses 1,022                1,097                1,176                1,259                1,346               
Tenant deposits and other restricted liabilities 55                      57                      60                      63                      67                     
Other current liabilities 275                   275                   275                   275                   275                  

Total current liabilities 2,560                21,649             2,568                2,707                2,847               

Long‐term debt 59,819             40,301             39,946             39,509             39,035            

Total liabilities 62,379             61,950             42,514             42,216             41,882            

Member's equity, unrestricted 27,010             25,719             42,354             35,956             34,556            

Total Liabilities and Member's Equity $ 89,389             87,669             84,868             78,172             76,438            

ARCLP ‐ Charlotte, LLC

d/b/a Brookdale Carriage Club Providence

Forecasted Balance Sheets

As of December 31, 

(in Thousands of Dollars)

See Summary of Significant Assumptions and Accounting Policies and Accountants' Compilation Report.
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Schedule II

2025 2026 2027 2028 2029

Revenues:
Independent living $ 13,624      14,915     16,315      16,899     17,491     
Assisted living 3,063         3,409       3,737        3,998       4,167        
Memory enhancement 2,768         2,846       3,121        3,339       3,498        
Nursing care 3,411         3,836       4,205        4,490       4,676        
Second party rents 720            788           862            893           925           
Other income 2,168         2,242       2,298        2,355       2,414        

Total revenues 25,754      28,036     30,538      31,974     33,171     

Expenses:
Ancillary expenses 1,037         1,076       1,106        1,135       1,163        
General and administration 3,136         3,428       3,613        3,762       3,883        
Nursing 1,741         1,753       1,895        2,016       2,106        
Memory enhancement 1,148         1,295       1,413        1,509       1,565        
Assisted living 715            806           880            940           974           
Plant operations and maintenance 1,422         1,410       1,456        1,503       1,550        
Utilities 741            763           786            809           834           
Housekeeping and laundry 584            656           701            718           725           
Resident services 913            944           977            1,013       1,045        
Food service 2,934         3,308       3,597        3,743       3,848        
Marketing 1,101         1,044       1,084        1,121       1,157        
General insurance 524            539           556            572           589           
Workers' compensation 102            122           130            137           141           
Property taxes 491            506           521            536           552           
Depreciation and amortization 4,189         4,035       3,876        3,754       3,544        
Interest expense 3,335         3,452       3,198        2,528       2,489        

Total expenses 24,113      25,137     25,789      25,796     26,165     

Interest income 430            317           266            200           143           

Net income $ 2,071         3,216       5,015        6,378       7,149        

Member's Equity:
Beginning of year $ 29,827      27,010     25,719      42,354     35,956     
Net income 2,071 3,216 5,015 6,378 7,149
Contributions/(distributions) from (to) member (4,888)       (4,507)      11,620      (12,776)   (8,549)      
End of year $ 27,010      25,719     42,354      35,956     34,556     

ARCLP ‐ Charlotte, LLC

d/b/a Brookdale Carriage Club Providence

Forecasted Statements of Income and Changes in Member's Equity

For the Years Ending December 31, 

(in Thousands of Dollars)

See Summary of Significant Assumptions and Accounting Policies and Accountants' Compilation Report.
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Schedule III

2025 2026 2027 2028 2029

Cash flows from operating activities:

Net income $ 2,071      3,216        5,015       6,378        7,149      

Adjustments to reconcile net income to net cash provided

by operating activities:

Depreciation 4,030      3,876        3,731       3,653        3,443      

Loan fee amortization 159          159            144           101           101          

Changes in:

   Accounts receivable, net (9)             (10)             (10)            (11)            (11)           

   Other current assets (2)             (2)               (2)              (2)              (2)             

   Accounts payable 12            13              14             15             15            

   Accrued expenses and other current liabilities 71            75              80             83             86            

   Tenant deposits and other restricted liabilities 3              3                3               3                3              

Total adjustments 4,264      4,114        3,960       3,842        3,635      

Net cash provided by operating activities 6,335      7,330        8,975       10,220     10,784    

Cash flows from investing activities:

Purchases of property and equipment (1,397)     (1,438)       (1,482)      (1,526)      (1,572)     

Net cash used in investing activities (1,397)     (1,438)       (1,482)      (1,526)      (1,572)     

Cash flows from financing activities:

Payment of long‐term debt (504)        (679)          (19,677)    (500)          (539)        

Contributions/(distributions) from (to) member (4,888)     (4,507)       11,620     (12,776)    (8,549)     

Net cash used in financing activities (5,392)     (5,186)       (8,057)      (13,276)    (9,088)     

Annual cash flow (454)        706            (564)         (4,582)      124          

Beginning balance of cash and restricted cash 25,107    24,653      25,359     24,795     20,213    

Ending balance of cash and restricted cash $ 24,653    25,359      24,795     20,213     20,337    

ARCLP ‐ Charlotte, LLC

d/b/a Brookdale Carriage Club Providence

Forecasted Statements of Cash Flows

For the Years Ending December 31, 

(in Thousands of Dollars)

See Summary of Significant Assumptions and Accounting Policies and Accountants' Compilation Report.
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ARCLP – Charlotte, LLC d/b/a Brookdale Carriage Club Providence (the “Company”) is an operator of 
a senior living community (the “Community”) in Charlotte, North Carolina and is wholly owned by 
BKD FM Holding Company, LLC (the “Member”), which through American Retirement Corporation 
(“ARC”),  is a wholly owned  subsidiary of Brookdale Senior  Living  Inc. All of  the aforementioned 
entities are for profit. The  financial forecasts present to the best of the knowledge and belief of 
management (“Management”) of the Company’s forecasted balance sheets, statements of income 
and  changes  in Member’s  equity,  and  cash  flows  as  of  and  for  each  of  the  five  years  ending 
December 31, 2025 through 2029 based on the assumptions described herein. 
 
The forecasts reflect Management’s judgment as of May 30, 2025, the date of these forecasts, of 
the expected conditions, and its expected course of action assuming that the assumptions included 
herein occur.  

 
This report was prepared for use by the Company for inclusion in its annual disclosure statement for 
the North Carolina Department of Insurance (“DOI”). Accordingly, this report should not be used for 
any other purpose.  The  assumptions disclosed herein  are  those  that Management believes  are 
significant  to  the  forecasts.  Even  if  the  assumptions  stated  above  occur,  there will  usually  be 
differences between forecasted and actual results because events and circumstances frequently do 
not occur as expected, and those differences may be material. 
 
Description of the Property and Facilities 
 
The Company is an owner and operator of a senior living community (the “Community”) located on 
a  45‐acre  site  at  5800 Old  Providence  Road  in  Charlotte, North  Carolina  and  consisting  of  ten 
apartment buildings (one, two, and three story) and seven four‐plex villas with two large lakes in 
the  center  of  the  Community.  The  Company  is  committed  to  providing  senior  living  solutions 
through a property  that  is designed, purpose‐built, and operated  to provide  the highest quality 
service, care, and  living accommodations  for  residents. The Community offers a variety of  living 
arrangements and services to accommodate all levels of physical ability and health. The Community 
has 275  independent  living units, 56 assisted  living units, 34 memory  care units, and 42  skilled 
nursing beds on one campus. The Community also has common spaces  including a  lobby, dining 
room,  auditorium,  game  rooms,  craft  room,  country  store/snack  bar,  beauty/barber  shop,  and 
offices. See Tables 1, 2, 3, and 4 following for further detail of unit types and historical occupancy. 
 
As  a  continuing  care  retirement  community  (“CCRC”)  licensed  by  the  North  Carolina  DOI,  the 
Company offers a 13‐month Residence Agreement, renewable for successive periods of 13 months. 
The  Community  began  operation  in  July  1988,  and ARC  has managed  the  Community  since  its 
opening. ARC assumed ownership and responsibility for the operation in May 1996. In December 
2001,  the Company  sold  the majority  of  the Community  property  and  equipment  to CALF  and 
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contemporaneously entered into a long‐term operating lease with a 15‐year term. In April 2007, the 
Company purchased the property and equipment from CALF and terminated the associated lease. 
 
Significant Accounting Policies 
 
Accounts Receivable – Accounts  receivable are reported net of an allowance  for credit  losses  to 
represent the Company’s estimate of expected losses at the balance sheet date. The adequacy of 
the Company's allowance for credit losses is reviewed on an ongoing basis, using historical payment 
trends,  write‐off  experience,  analyses  of  receivable  portfolios  by  payor  source  and  aging  of 
receivables,  a  review  of  specific  accounts,  as well  as  expected  future  economic  conditions  and 
market trends, and adjustments are made to the allowance as necessary. Billings for services under 
third‐party payor programs are recorded net of estimated retroactive adjustments, if any. 
 
Property  and  Equipment  –  Property  and  equipment  are  recorded  at  cost.  Renovations  and 
improvements, which  improve  and/or extend  the  life of  an  asset,  are  generally  capitalized  and 
depreciated over the estimated useful  life of the renovations or  improvements. Expenditures for 
ordinary maintenance and repairs are expensed to operations as incurred. Depreciation is computed 
using the straight‐line method over the estimated useful lives of the assets, which are as follows: 
 
  Buildings and improvements    3 ‐ 40 years 
  Furniture and equipment  3 ‐ 15 years 
  Resident in‐place lease intangibles  1 ‐ 2  years 
 
Statement of Cash Flows – The Company considers all highly liquid debt instruments purchased with 
a maturity of three months or less to be cash. Restricted cash is made up of the operating reserve 
fund, which is further discussed within the Operating Reserve Fund section, as well as debt service 
reserve accounts required by the Company’s lender under its mortgage debt agreement.  
 
Other Current Assets – Other assets primarily consist of supplies inventory, prepaid expenses, and 
deferred move‐in incentives. 
 
Tenant  Deposits  –  Represents  fully  refundable  tenant  deposits  maintained  in  separate  bank 
depository accounts or certificates of deposit and are classified as “cash – restricted” on the balance 
sheets. 
 
Income Taxes – No provision for federal or state income taxes has been made as income is reported 
on the tax returns of the investors, as the Company is a limited liability company. 
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Assumptions 
 
The Company completes an annual bottom‐up budgeting process, which is the basis for the 2025 
forecasted results included in the accompanying forecasts. The assumptions further detailed below 
relate to those applied beginning in 2026. 
 

The occupancy rates are based on historical utilization and the experience of Management when 
operating similar units at other properties  it owns and/or manages and current events,  that are 
expected  to  impact  future  occupancy.  Historical  occupancy  percentages,  as  presented  by 
Management, are summarized in Table 1. 
 

Table 1 
Historical Average Occupancy 

 

   
2021 

 
2022 

 
2023 

 
2024 

YTD  
April 30, 2025 

Independent Living Units  67.1%  66.7%  70.9%  79.3%  85.5% 

Assisted Living Units  73.1%  68.0%  54.3%  68.2%  79.9% 

Memory Enhanced Units  77.2%  62.8%  71.2%  77.9%  84.2% 

Skilled Nursing Units  38.4%  47.9%  45.7%  65.5%  77.9% 

Overall Community  65.8%  64.6%  66.0%  76.4%  83.9% 

 
Independent Living Utilization ‐ The Company achieved stabilized independent living occupancy of 
95% in 1997. The Company projects an average of 83% occupancy during 2025 and 92% throughout 
the remainder of the forecasted period which includes a lease up assumption for 2026 through 2029. 
Average monthly  rents are  forecasted  to be approximately $6,100 per unit during 2025 and are 
assumed to increase approximately 3.5% each year during the remainder of the forecasted period. 
 
Assisted Living Utilization – The Company achieved stabilized assisted living occupancy of 95% in 
1997. The Company projects an average of 78% occupancy during 2025 and 90% throughout the 
remainder of the forecasted period which includes a lease up assumption for 2026 through 2029. 
Average monthly  rents are  forecasted  to be approximately $6,200 per unit during 2025 and are 
assumed to increase approximately 3.5% each year during the remainder of the forecasted period. 
 
Memory  Care  Utilization  –  The  Company  achieved  stabilized memory‐enhanced  occupancy  of 
94.1%  in  2002.  The  Company  projects  an  average  of  78%  occupancy  during  2025  and  89% 
throughout the remainder of the forecasted period which includes a lease up assumption for 2026 
through 2029. Average monthly rents are forecasted to be approximately $8,200 per unit during 
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2025  and  are  assumed  to  increase  approximately  3.5%  each  year  during  the  remainder  of  the 
forecasted period. 
 
Skilled Nursing Utilization – Skilled nursing beds are sheltered under CCRC regulations in the State 
of North Carolina and are not available to the outside community. The Company projects an average 
of 65% occupancy during 2025 and 77% throughout the remainder of the forecasted period which 
includes a lease up assumption for 2026 through 2029. Average monthly rents are forecasted to be 
approximately $12,800 per unit during 2025 and are assumed to increase approximately 2.5% each 
year during the remainder of the forecasted period. 
 
Revenue Recognition 
 
The Company is a rental community, and as such, the rate structure does not include entrance fees. 
Prior to the time of occupancy, the resident enters  into a Residence Agreement and pays a non‐
refundable membership fee of $5,250 ‐ $6,250 for independent living residents and $5,000 ‐ $6,000 
for assisted living residents. At the termination of the Residence Agreement, any prepaid expenses 
will be refunded to the resident, less amounts owed to the Company at that time and the costs of 
making any repairs to the apartment beyond normal wear and tear.  
 

Independent living revenue is based upon the expected occupancy of the independent living units 
and the monthly service fees expected to be charged to the resident of the units. Effective for the 
year 2025,  the monthly service  fees charged  to  the residents of  the  independent  living units, as 
provided by Management, are summarized in Table 2. Weighted average monthly fees assume full 
occupancy.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 2 
Unit Configuration ‐ Independent Living 

Type of Unit 
Number  
of Units    

2025 Range  
of Monthly Fees(1) 

Magnolia (1 BR Efficiency/Studio)  29    $4,115 ‐ $4,965 

Gardenia (1 BR + 1 Bath)  102    4,665 – 5,965 

Cherry Blossom (1 BR Deluxe)  39    5,065 – 5,965 

Dogwood (2 BR + 2 Bath)  54    5,512 – 6,715 

Jasmine (2 BR Deluxe)  23    6,065 – 6,515 

Villa (2 BR Deluxe)  28    6,865 – 7,165 

Total Independent Living Units  275      

Weighted Average Monthly Fees        $5,647 
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(1)  2025 monthly fees represent base rent and do not include full care services offered which vary 
by resident. 

 
Monthly service fees vary based upon the location and view of the units. A second person monthly 
fee of $975 is charged in the independent living units. As provided by Management, monthly service 
fees are assumed to increase approximately 3.5% in 2026 and each year thereafter. 
  
Assisted  living  and memory  enhanced  revenue  are  based  upon  the  expected  occupancy of  the 
existing home for the aged beds, the assisted living units and the monthly service fees expected to 
be  charged  to  the  residents of  the units.  Effective  for  the  year  2025,  the monthly  service  fees 
charged to the residents of the assisted living units, as provided by Management, are summarized 
in Table 3. Weighted average monthly fees assume full occupancy. 
 

Table 3  
Unit Configuration ‐ Assisted Living and Memory Care 

Type of Unit 
Number  
of Units 

  
2025 

Monthly 
Fees(1) 

Assisted Living Units:      

Studio  40    $5,833 

Deluxe Apartment  6     5,992  

Alcove  6     6,125 

Large One‐Bedroom  2    6,875 

AL/HC Semi‐Private  2     6,125  

Total Units/Weighted Average  56      5,929  

Memory Enhanced Units:  34     $7,252 

 
(1)  2025 monthly fees represent base rent and do not include full care services offered which vary 

by resident. 
 
The monthly  service  fees  for  the  assisted  living units  are  assumed by Management  to  increase 
approximately 3.5% annually beginning in January 2026. The monthly service fees for the memory‐
enhanced units are assumed by Management to increase approximately 3.5% annually beginning in 
January 2026. Care service revenue is billed when the services are utilized by the resident and will 
vary based on need. The monthly care  fees are  forecasted  to be approximately $1,150 per unit 
during 2025 and are assumed by Management to increase approximately 3.5% annually beginning 
in January 2026.  
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Skilled nursing revenue is based upon the expected occupancy of the existing nursing center and the 
monthly service  fees expected to be charged to the residents of the units. Effective  for the year 
2025, the monthly service fees charged to the residents of the nursing center units, as provided by 
Management, are  summarized  in Table 4. Weighted average  rate and monthly  fees assume  full 
occupancy. 
 

Table 4 
Unit Configuration ‐ Skilled Nursing Center 

Type of Unit 
Number  
of Beds (1)    

2025 Daily 
Room Rate    

2025 
Monthly Fees 

Skilled ‐ Semi‐Private Beds 
(Medicare‐certified beds) 

14    $423    $12,902 

ICF ‐ Private Room  8    423     12,902  

ICF ‐ Semi‐Private Beds  20    346      10,553  

Total Nursing Units  42      

Weighted Average Rate and Monthly Fees        $386  $ 11,782  

 
(1)   Skilled Nursing Center beds are licensed as Sheltered Beds and are only available for occupancy 

by residents transferring from Independent Living, Assisted Living, or Memory Care units .  
 
The monthly  service  fees  for  the nursing center units are assumed by Management  to  increase 
approximately 2.5% annually beginning in January 2026. 
 
Other revenue consisting of income from therapy services, guest meals, processing fees, and other 
miscellaneous  items has been estimated by Management based on historical experience of  the 
Company. Beyond 2025, other revenue  is expected to vary based on overall facility occupancy as 
well as an estimated inflation‐based price increase of approximately 2.5%. 
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Operating Expenses 
 
Management has estimated operating expenses based on historical operating experience of  the 
Company and the experience of other similar ARC retirement communities. Salaries and wages are 
based on historical salary and wage rates at the Company. 
 

Table 5 
Staffing Levels and Average Salary ‐ 2025 

Department 
FTE's 
End of 
Year 

General & Administrative  5.5 

Nursing  19.4 

Memory Enhanced  20.0 

Assisted Living  12.4 

Plant Operations & Maintenance  7.4 

Housekeeping & Laundry  13.3 

Resident Services  16.1 

Food Services  39.6 

Marketing  3.8 

Total FTE's  137.5 

Average Salary  $50,885 

 
The  expected  number  of  full‐time  equivalents  (“FTE’s”)  in  Table  5  is  based  on Management’s 
historical experience and has been adjusted to meet the needs of the Community as the nursing 
beds  reach stabilized occupancy. Average salary and wages are  forecasted  to be $50,885 during 
2025 and assumed  to  increase approximately 3.5%  throughout  the  remainder of  the  forecasted 
period. 
 
The  cost  of  employee  benefits,  consisting  of  payroll  taxes,  health  care  insurance,  and  other 
miscellaneous items is estimated by Management to be 20% of salaries and wages. The assumed 
increase in fringe benefits is based on the assumed increase in staffing, salaries, and wage rates. 
 
Estimated dietary expense consists of raw food and dietary supplies costs. These costs are based on 
the historical experience of  the Company. Management assumes  raw  food and dietary  supplies 
would vary according to the number of residents  in the Community. Raw  food costs and dietary 
supplies are forecasted to be approximately $1.5 million in 2025 and assumed by Management to 
increase approximately 3.0% each year during the remainder of the forecasted period. 



Schedule IV, continued 
ARCLP – CHARLOTTE, LLC d/b/a 

BROOKDALE CARRIAGE CLUB PROVIDENCE 
 

Five Years Ending December 31, 2029 
 

Summary of Significant Assumptions and Accounting Policies 
 

‐ 12 ‐ 

The cost of utilities is based on the operating experience of the Company. Utility costs are forecasted 
to be approximately $0.7 million  in 2025 and assumed to  increase approximately 3.0% each year 
during the remainder of the forecasted period. 
 
The  cost  of  insurance  is  estimated  by  Management  based  upon  historical  experience  and  is 
forecasted to be approximately $0.5 million in 2025 and assumed to increase approximately 3.0% 
each year during the remainder of the forecasted period. 
 
The cost of other non‐salary expenses including supplies, accounting, legal, and other miscellaneous 
expenses is estimated by Management based on its experience at the Company and the experience 
of other similar ARC retirement communities. Non‐salary expenses are assumed by Management to 
increase on average 3.0% annually during the remainder of the forecasted period. 
 
The Company utilizes various management services provided by ARC. Through 2023, ARC historically 
collected a management service fee of 5.0% of total Company revenues, related to services, which 
ARC performed on behalf of the Company. Management fees to be paid to ARC by the Company are 
not reflected within the accompanying forecasted financial statements, as starting in 2024 fees are 
no longer charged for the services provided.  
 
Management does not anticipate an extraordinary or significant amount of uncollectible fees during 
the forecasted period. 
 
Property and Equipment 
 
Management estimates capital additions to approximate 5.4% of annual revenue during 2025 and 
approximately 4.9%  for  the  remaining  forecasted period. Such capital additions are depreciated 
using the straight‐line method over the estimated useful lives of the related assets. 
 
Operating Reserve Fund 
 
The North Carolina DOI under Article 64 requires that CCRCs establish an Operating Reserve Fund in 
the form of cash,  investments, or other assets as permitted by the DOI, consisting of 50% of the 
following year’s forecasted operating expenses until they achieve a 90% occupancy level, at which 
time they are required to establish an Operating Reserve Fund consisting of 25% of the following 
year’s forecasted operating expenses, which has been achieved in the past. As of the date of this 
report, the Company did not achieve the 90% occupancy level and the Operating Reserve Fund is 
funded at 50% of the forecasted operating costs, less certain deductions as defined by law and the 
Insurance Commissioner,  for  a  12‐month  period  as  of  the  date  of  this  report.  The Company  is 
forecasting  that  a  90%  occupancy  level  will  be  achieved  during  the  five‐year  period  ending 
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December 31, 2029. As a result, it has reduced the reserve requirement to 25%, beginning in the 
period when that occupancy level is expected. 
 
Long‐Term Debt 
 
In  August  2017,  the  Company  obtained  $95.8  million  of  mortgage  financing  secured  by  the 
Community.  In December 2023 and as a  result of a  refinancing,  the Company obtained a $14.3 
million  loan  under  the  mortgage  facility  secured  by  the  Community.  At  the  December  2023 
refinancing, the Company repaid $40.1 million of debt under the mortgage facility, using proceeds 
from the $14.3 million  loan and cash contributions from the Member. As of December 31, 2023, 
$60.5 million of mortgage debt remained outstanding under the mortgage facility. Approximately 
sixty percent of the principal amount bore interest at a fixed rate, with approximately sixty percent 
of  such amount bearing  interest at 4.47% and maturing  in September 2027 and  the other  forty 
percent bearing interest at 5.97% and maturing in January 2031. Approximately forty percent of the 
principal amount bore  interest at a variable rate equal to the 30‐day average Secured Overnight 
Financing Rate (“SOFR”) plus a margin of 252.9 basis points and maturing in September 2027. The 
interest rate of the variable rate portion of the loan at December 31, 2023 was 7.76%. 
 
In December 2024 and as a result of a refinancing, the Company obtained a $27.4 million loan under 
the mortgage facility secured by the Community. At the December 2024 refinancing, the Company 
repaid $24.9 million of debt under the mortgage facility, using proceeds from the $27.4 million loan. 
As of December 31, 2024, $62.0 million of mortgage debt remains outstanding under the mortgage 
facility. All outstanding principal amounts bear interest at a fixed rate, with approximately forty‐four 
percent  bearing  interest  at  6.14%  and maturing  in  January  2032,  thirty‐three  percent  bearing 
interest at 4.47% and maturing in September 2027 and the remaining twenty‐three percent bearing 
interest at 5.97% and maturing in January 2031. 
 
Distributions to and Contributions from Member 
 
Management assumes distributions may be made to its Member. Such distributions are assumed to 
be  conditional  upon  the  Company’s  compliance  with  all  minimum  Operating  Reserve  Fund 
requirements  as  set  forth  by  the DOI. Management  has  assumed  the  Company may  distribute 
unrestricted cash balances that exceed twenty days of operating cash on hand. Contributions from 
its Member may occur to fund the Company's Operating Reserve Fund requirements, to make debt 
payments on the Company's outstanding amounts including final maturity payments, and to fund 
operations as needed. 
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INDEPENDENT AUDITORS’ REPORT 
 

 

 

 
 
The Member 
ARCLP – Charlotte, LLC d/b/a Brookdale Carriage Club Providence: 
 
Opinion 

We have audited the accompanying financial statements of ARCLP – Charlotte, LLC d/b/a Brookdale Carriage Club 
Providence (the “Company”), which comprise the balance sheets as of December 31, 2024 and 2023, and the related 
statements of operations, changes  in member’s equity and cash flows for the years then ended, and the related 
notes to the financial statements.   

In our opinion, the financial statements referred to above present fairly, in all material respects, the financial position 
of the Company as of December 31, 2024 and 2023, and the results of its operations and its cash flows for the years 
then ended in accordance with accounting principles generally accepted in the United States of America. 

Basis of Opinion 

We conducted our audits in accordance with auditing standards generally accepted in the United States of America. 
Our responsibilities under those standards are further described in the Auditors’ Responsibilities for the Audit of the 
Financial Statements section of our report. We are required to be independent of the Company and to meet our 
other ethical responsibilities in accordance with the relevant ethical requirements relating to our audits. We believe 
that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinion. 

Responsibilities of Management for the Financial Statements 

Management is responsible for the preparation and fair presentation of these financial statements in accordance 
with  accounting  principles  generally  accepted  in  the  United  States  of  America;  this  includes  the  design, 
implementation, and maintenance of internal control relevant to the preparation and fair presentation of financial 
statements that are free from material misstatement, whether due to fraud or error. 

In preparing the financial statements, management is required to evaluate whether there are conditions or events, 
considered in the aggregate, that raise substantial doubt about the Company’s ability to continue as a going concern 
within one year after the date that the financial statements are available to be issued. 

Auditors' Responsibilities for the Audit of Financial Statements 

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from 
material misstatements, whether due to fraud or error, and to issue an auditors’ report that includes our opinion. 
Reasonable assurance is a high level of assurance but is not absolute assurance and therefore is not a guarantee that 
an  audit  conducted  in  accordance  with  generally  accepted  auditing  standards  will  always  detect  a  material 
misstatement when it exists. The risk of not detecting a material misstatement resulting from fraud is higher than 
for one resulting from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or 
the override of  internal  control. Misstatements are  considered material  if  there  is a  substantial  likelihood  that, 
individually or  in  the aggregate,  they would  influence  the  judgement made by a  reasonable user based on  the 
financial statements. 

 



 

 

   

In performing an audit in accordance with generally accepted auditing standards, we: 

 Exercise professional judgement and maintain professional skepticism throughout the audit. 

 Identify and assess the risks of material misstatement of the financial statements, whether due to fraud or 

error,  and  design  and  perform  audit  procedures  responsive  to  those  risks.  Such  procedures  include 

examining, on a test basis, evidence regarding the amounts and disclosures in the financial statements. 

 Obtain an understanding of internal control relevant to the audit in order to design audit procedures that 

are appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness 

of the Company’s internal control. Accordingly, no such opinion is expressed. 

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant accounting 

estimates made by management, as well as evaluate the overall presentation of the financial statements. 

 Conclude whether, in our judgement, there are conditions or events, considered in the aggregate, that raise 

substantial doubt about the Company’s ability to continue as a going concern for a reasonable period.  

We are required to communicate with those charged with governance regarding, among other matters, the planned 
scope  and  timing  of  the  audit,  significant  audit  findings,  and  certain  internal  control  related matters  that we 
identified during the audit. 
 

 
 
Brentwood, Tennessee 
May 30, 2025



Assets 2024 2023

Current assets:

Cash and cash equivalents $ 13,418         $ 12,745        

Cash and escrow deposits ‐ restricted 412               972              

Accounts receivable, net 322               328              

Other current assets 631               580              

Total current assets 14,783         14,625        

Restricted cash 11,277         10,813        

Property and equipment, net 66,405         67,737        

Total assets $ 92,465         $ 93,175        

Liabilities and Member's Equity

Current liabilities:

Current portion of long‐term debt, less deferred financing costs $ 298               $ 948              

Accounts payable 517               801              

Accrued expenses 951               1,049           

Tenant deposits 52                 92                

Deferred revenue 275               190              

Total current liabilities 2,093            3,080           

Long‐term debt, less current portion and deferred financing costs 60,545         58,856        

Total liabilities 62,638         61,936        

Member's equity 29,827         31,239        

Total liabilities and member's equity $ 92,465         $ 93,175        

ARCLP – Charlotte, LLC

d/b/a Brookdale Carriage Club Providence

Balance Sheets

December 31, 2024 and 2023
(in thousands)

See accompanying notes to financial statements.
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2024 2023

Revenue:

Resident fee revenue $ 23,237         $ 20,320        

Other operating income ‐                    3                  

Total revenue, net 23,237         20,323        

Operating expenses:

Community operating expense 15,553         14,238        

Depreciation 3,867           3,660          

Real estate tax 475              487             

Management fee expense ‐                    1,016          

Total operating expenses 19,895         19,401        

Income from operations 3,342           922             

Non operating expenses (income):

Interest expense, net:

Debt 3,795           4,954          

Amortization of deferred financing costs 131              61                

Interest income (1,142)          (1,020)         

Debt modification costs 229              202             

Total non operating expenses 3,013           4,197          

Net income (loss) $ 329              $ (3,275)         

ARCLP – Charlotte, LLC

d/b/a Brookdale Carriage Club Providence

Statements of Operations

For the years ended December 31, 2024 and 2023

(in thousands)

See accompanying notes to financial statements.
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Member's Equity

Balance at January 1, 2023 $ 2,009                            

Member contributions, net 32,505                          

Net loss (3,275)                           

Balance at December 31, 2023 31,239                          

Member distributions, net (1,741)                           

Net income 329                               

Balance at December 31, 2024 $ 29,827                          

ARCLP – Charlotte, LLC

d/b/a Brookdale Carriage Club Providence

Statements of Changes in Member's Equity

For the years ended December 31, 2024 and 2023

(in thousands)

See accompanying notes to financial statements.
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2024 2023

Cash flows from operating activities:

Net income (loss) $ 329               $ (3,275)         

Adjustments to reconcile net income (loss) to net cash provided 

by operating activities:   

Debt modification costs 229               202              

Depreciation 3,867           3,660          

Amortization of deferred financing costs 131               61                

Provision for (recoveries of) credit losses 59                 (1)                 

Changes in operating assets and liabilities:

Accounts receivable, net (53)               (75)              

Other current assets (51)               (215)            

Accounts payable  (284)             (113)            

Accrued expenses (98)               87                

Tenant deposits (40)               2                  

Deferred revenue 85                 (21)              

Net cash provided by operating activities 4,174           312              

Cash flows used in investing activities ‐ purchases of property and

equipment (2,535)          (3,005)         

Cash flows from financing activities:

Repayment of long‐term debt (25,966)        (41,972)       

Proceeds from debt 27,413         14,298        

Payment of financing costs (768)             (702)            

(Distributions to) contributions from member, net (1,741)          32,505        

Net cash (used by) provided by financing activities (1,062)          4,129          

Net change in cash, cash equivalents and restricted cash 577               1,436          

Cash, cash equivalents and restricted cash at beginning of year   24,530         23,094        

Cash, cash equivalents and restricted cash at end of year $ 25,107         $ 24,530        

Reconciliation of cash, cash equivalents and restricted cash to the balance sheets:

Cash and cash equivalents $ 13,418         $ 12,745        

Cash and escrow deposits ‐ restricted 412               972              

Restricted cash 11,277         10,813        

$ 25,107         $ 24,530        

Supplemental disclosure of cash flow information ‐ cash paid for interest $ 3,952           $ 5,013          

ARCLP – Charlotte, LLC

d/b/a Brookdale Carriage Club Providence

Statements of Cash Flows

For the years ended December 31, 2024 and 2023

(in thousands)

See accompanying notes to financial statements.
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ARCLP – Charlotte, LLC d/b/a Brookdale Carriage Club Providence 

Notes to Financial Statements 
December 31, 2024 and 2023 

(dollars in thousands except as where otherwise stated) 
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(1) Organization 
 
ARCLP – Charlotte, LLC d/b/a Brookdale Carriage Club Providence (the “Company”) is an operator 
of a senior living community (the “Community”) in Charlotte, North Carolina, and is wholly‐owned 
by  BKD  FM  Holding  Company,  LLC  (the  “Member”),  which  through  American  Retirement 
Corporation,  is  a  wholly‐owned  subsidiary  of  Brookdale  Senior  Living  Inc.  (“Brookdale”).  The 
Company  is  committed  to providing  senior  living  solutions  through a property  that  is designed, 
purpose‐built, and operated to provide the highest quality service, care, and living accommodations 
for residents. The Community offers a variety of living arrangements and services to accommodate 
all levels of physical ability and health. The Community has 275 independent living units, 56 assisted 
living units, 34 memory care units, and 42 skilled nursing beds on one campus.  

(2) Summary of Significant Accounting Policies   
 

Basis of Presentation 
 

The  accompanying  financial  statements  have  been  prepared  in  accordance  with  accounting 
principles generally accepted in the United States of America (“GAAP”). The significant accounting 
policies have been summarized below. 

 
Use of Estimates 

 
The preparation of financial statements  in conformity with GAAP requires management to make 
estimates and assumptions that affect the amounts reported and disclosures of contingent assets 
and  liabilities  in the financial statements and accompanying notes. Although these estimates are 
based on management’s best  knowledge of  current events and actions  that  the Company may 
undertake in the future, actual results may differ from those estimates. 

 
Revenue Recognition 

 
Resident fee revenue is reported at the amount that reflects the consideration the Company expects 
to receive in exchange for the services provided. These amounts are due from residents or third‐
party  payors  and  include  variable  consideration  for  retroactive  adjustments  from  estimated 
reimbursements, if any, under reimbursement programs. Performance obligations are determined 
based on the nature of the services provided. Resident fee revenue is recognized as performance 
obligations are satisfied. 
 
Under the Company's senior living residency agreements, which are generally for a contractual term 
of 30 days to one year, the Company provides senior living services to residents for a stated daily or 
monthly fee. The Company has elected the lessor practical expedient within Financial Accounting 
Standards  Board  Accounting  Standards  Codification  (“ASC”)  ASC  842,  Leases  ("ASC  842")  and 
recognizes, measures, presents, and discloses the revenue for services under the Company's senior 
living residency agreements based upon the predominant component, either the lease or nonlease 
component, of the contracts. The Company has determined that the services  included under the 
Company's  independent  living, assisted  living, and memory care  residency agreements have  the 
same timing and pattern of transfer and are performance obligations that are satisfied over time. 



 
ARCLP – Charlotte, LLC d/b/a Brookdale Carriage Club Providence 
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The  Company  recognizes  revenue  under  ASC  606,  Revenue  Recognition  from  Contracts  with 
Customers  ("ASC  606")  for  its  independent  living,  assisted  living,  and memory  care  residency 
agreements for which it has estimated that the nonlease components of such residency agreements 
are the predominant component of the contract. 
 
The  Company  receives  payment  for  services  under  various  third‐party  payor  programs  which 
include Medicare, Medicaid, and other  third‐party payors. Estimates  for  settlements with  third‐
party payors for retroactive adjustments from estimated reimbursements due to audits, reviews, or 
investigations are  included  in the determination of the estimated transaction price for providing 
services. The Company estimates the transaction price based on the terms of the contract with the 
payor, correspondence with the payor, and historical payment trends. Changes to these estimates 
for retroactive adjustments are recognized in the period the change or adjustment becomes known 
or when final settlements are determined. Approximately 5% of the Company's resident services 
revenue for the years ended December 31, 2024 and 2023 was attributable to various third‐party 
payor programs, including Medicare and Medicaid programs. 
 
Resident fee revenue is recorded when services are rendered and consists of fees for basic housing, 
support  services  and  fees  associated with  additional  services  such  as  personalized  health  and 
assisted  living care. Residency agreements are generally  for a term of 30 days to one year, with 
resident fees billed monthly in advance. Revenue for certain skilled nursing services and ancillary 
charges  is  recognized  as  services  are  provided,  and  such  fees  are  billed monthly  in  arrears.  In 
addition, all rent‐free or rent holiday periods are recognized in resident fee revenue on a straight‐
line basis over the resident’s  first year of occupancy,  including the rent holiday period. Monthly 
service charges billed in advance are recorded as deferred revenue when collected in advance of 
provision of services and recognized as revenue when the revenue  is earned. The Company had 
total monthly  resident  fees billed and  received  in advance  included  in deferred  revenue on  the 
balance sheets of $275 and $190 at December 31, 2024 and 2023, respectively. Monthly resident 
fees billed and received in advance as of January 1, 2023 was $211.  
 
Government Grants 
 
The Company recognizes income for government grants on a systematic and rational basis over the 
periods  in which the Company recognizes the related expenses or  loss of revenue for which the 
grants are  intended  to  compensate when  there  is  reasonable assurance  that  the Company will 
comply with the applicable terms and conditions of the grant and there is reasonable assurance that 
the grant will be received.  

 
Restricted Cash 
 
Restricted cash is made up of the operating reserve fund required by the North Carolina Department 
of Insurance (“DOI”) and debt service reserve accounts required by the Company’s lender under its 
mortgage debt agreement. 
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Cash Management 
 
The  Company  does  not maintain  operating  cash  accounts  as  all  operating  cash  activities  are 
transacted  by  the  Member  and  settled  to  the  Company  through  net  Member  contributions 
(distributions)  on  the  statements  of  changes  in Member’s  equity.  Given  the  Company’s  cash 
management and the Member’s organizational structure, the Member intends to continue to fund 
Member contributions to the Company as needed. The Company maintains an unrestricted cash 
account that is not used in operations. 

 
Accounts Receivable 
 
Accounts receivable are reported net of an allowance for credit losses to represent the Company’s 
estimate of expected  losses at  the balance sheet date. As of December 31, 2024 and 2023,  the 
allowance  for  credit  losses  was  $97  and  $37,  respectively.  The  adequacy  of  the  Company's 
allowance for credit losses is reviewed on an ongoing basis, using historical payment trends, write‐
off experience, analyses of receivable portfolios by payor source and aging of receivables, a review 
of  specific  accounts,  as well  as  expected  future  economic  conditions  and market  trends,  and 
adjustments are made to the allowance as necessary.  

 
Billings  for services under  third‐party payor programs are  recorded net of estimated  retroactive 
adjustments, if any. At December 31, 2024 and 2023, approximately 13% and 12%, respectively, of 
the Company’s accounts receivable were due from various third‐party payor programs,  including 
Medicare and Medicaid. 
   
Property and Equipment 
 
Property and equipment, which include leasehold intangibles, are recorded at cost or fair value on 
the date of acquisition or contribution. The fair value of the contributed lease‐related intangibles 
associated with the relationship with the Community's residents reflects the estimated value of in‐
place leases as represented by the cost to obtain residents and an estimated absorption period to 
reflect the value of the rent and recovery costs foregone during a reasonable lease‐up period as if 
the  space  was  vacant.  The  Community  amortizes  any  acquired  in‐place  lease  intangibles  to 
depreciation and amortization expense over the average remaining length of stay of the residents. 
Renovations  and  improvements, which  improve  and/or  extend  the useful  life of  the  asset,  are 
capitalized and depreciated over their estimated useful life of the renovations and improvements. 
Expenditures  for  ordinary  maintenance  and  repairs  are  expensed  to  operations  as  incurred. 
Depreciation  is  computed using  the  straight‐line method over  the estimated useful  lives of  the 
assets, which are as follows:  
 

Buildings and improvements  3 – 40 years 

Furniture and equipment 

Resident in‐place lease intangibles 

3 – 15 years 

1 – 2 years 
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Long‐lived  assets  are  reviewed  for  impairment  whenever  events  or  changes  in  circumstances 
indicate that the carrying amount of an asset group may not be recoverable. Recoverability of an 
asset group is assessed by comparing its carrying amount to the estimated future undiscounted net 
cash flows expected to be generated by the asset group through operation or disposition, calculated 
utilizing  the  lowest  level of  identifiable cash  flows.  If this comparison  indicates that  the carrying 
amount of an asset group is not recoverable, the Company is required to recognize an impairment 
loss. The  impairment  loss  is measured by the amount by which the carrying amount of the asset 
exceeds its estimated fair value, with any amount in excess of fair value recognized as an expense 
in the current period. Undiscounted cash flow projections and estimates of fair value amounts are 
based on a number of assumptions such as revenue and expense growth rates, estimated holding 
periods, and estimated capitalization rates. 
 
Deferred Financing Costs 

Costs and fees incurred with third parties that directly relate to obtaining new long‐term debt are 
recorded as a direct adjustment to the carrying amount of long‐term debt. The Company amortizes 
deferred  financing costs on a straight‐line basis, which approximates  the effective yield method 
over the term of the related debt. 
 
Income Taxes  

The Company is treated as a limited liability company for tax purposes. Generally, no provision for 
federal and state income taxes has been recorded as payment of income taxes is the responsibility 
of the individual member.  
 
Subsequent Events 
 
The Company has evaluated events subsequent to December 31, 2024 through the date that the 
financial statements were available to be issued, May 30, 2025, and determined that no events have 
occurred which would require additional disclosure. 
 

(3)  Government Grants 
 

During the year ended December 31, 2023, the Company recognized $3 as other operating income 
from government grants and credits recognized related to the pandemic based upon its estimates 
of its satisfaction of the conditions of the grants and credits during such periods. The cash received 
for grants and credits has been presented within net cash provided by operating activities within 
the Company's statements of cash flows. 
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(4)  Property and Equipment 
 
Net property and equipment and leasehold intangibles as of December 31, 2024 and 2023 consisted 
of the following: 
   
 

                2024    2023 

  Land  $     10,890    $                 10,890  
  Buildings and improvements    95,394    92,312 
  Resident in‐place leasehold intangibles    2,456    2,456 

  Furniture and equipment    16,881    15,109 

  Construction in progress    180    2,499 

                125,801     123,266 

  Accumulated depreciation                   (59,396)                  (55,529) 

  Property and equipment, net  $     66,405  $    67,737 

 
During  the  years  ended  December  31,  2024  and  2023,  the  Company  evaluated  property  and 
equipment for impairment and no charge was recorded. 

 
(5)  Accrued Expenses 

 
Accrued expenses as of December 31, 2024 and 2023 consisted of the following components: 
 

              2024    2023 

Accrued salaries and wages  $     510    $                 487  
Accrued vacation    101    88 
Accrued interest    151    325 
Other accrued expenses    189    149 

  $  951    $               1,049 

 
(6)  Long‐Term Debt 
 

In  August  2017,  the  Company  obtained  $95.8  million  of  mortgage  financing  secured  by  the 
Community.  In December 2023 and as a  result of a  refinancing,  the Company obtained a $14.3 
million  loan  under  the  mortgage  facility  secured  by  the  Community.  At  the  December  2023 
refinancing, the Company repaid $40.1 million of debt under the mortgage facility, using proceeds 
from the $14.3 million  loan and cash contributions from the Member. As of December 31, 2023, 
$60.5 million of mortgage debt remained outstanding under the mortgage facility. Approximately 
sixty percent of the principal amount bore interest at a fixed rate, with approximately sixty percent 
of such amount bearing  interest at 4.47% and maturing  in September 2027 and  the other  forty 
percent bearing interest at 5.97% and maturing in January 2031. Approximately forty percent of the 
principal amount bore  interest at a variable rate equal to the 30‐day average Secured Overnight 
Financing Rate (“SOFR”) plus a margin of 252.9 basis points and maturing in September 2027. The 
interest rate of the variable rate portion of the loan at December 31, 2023 was 7.76%. 
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In December 2024 and as a result of a refinancing, the Company obtained a $27.4 million loan under 
the mortgage facility secured by the Community. At the December 2024 refinancing, the Company 
repaid $24.9 million of debt under the mortgage facility, using proceeds from the $27.4 million loan. 
As of December 31, 2024, $62.0 million of mortgage debt remains outstanding under the mortgage 
facility. All outstanding principal amounts bear  interest at a fixed rate, with approximately forty‐
four percent bearing interest at 6.14% and maturing in January 2032, thirty‐three percent bearing 
interest at 4.47% and maturing in September 2027 and the remaining twenty‐three percent bearing 
interest at 5.97% and maturing in January 2031.  
 
Deferred financing costs related to the loans are amortized on a straight‐line basis over the term of 
the  loan, which approximates  the effective  interest method. Amortization expense  for deferred 
financing  costs, which  is  recorded within  interest  expense  in  the  accompanying  statements  of 
operations, was $131 and $61 for the years ended December 31, 2024 and 2023, respectively. The 
annual aggregate  scheduled principal payments of  long‐term debt obligations outstanding as of 
December 31, 2024, are as follows: 

 

Years ending December 31,     Amount 

2025  $  504 

2026    679 

2027    19,677 

2028    500 

2029    539 

Thereafter       40,065 

Total    61,964 

Less deferred financing costs            (1,121) 

Total long‐term debt  $  60,843 

 
As of December  31,  2024,  the Company was  in  compliance with  the  financial  covenants of  its 
outstanding debt. 

 
(7)  Related Party Transactions 

 
On  April  1,  2007,  the  Company  entered  into  a  long‐term management  agreement  with  ARC 
Management, LLC (“ARC”), a related party. Subject to the terms of the agreement, ARC will receive 
a management fee equal to 5% of gross revenues plus incentives fees as defined in the agreement. 
Furthermore, out‐of‐pocket  costs and expenses  incurred on behalf of  the Company by ARC are 
subject to reimbursement to ARC. In December 2023, the Company terminated the agreement with 
ARC. The amount incurred for management fees was $1,016 for the year ended December 31, 2023.  
 

(8)  Credit Risk 
 
  The Company generally maintains cash on deposit at banks in excess of federally insured amounts. 

The  Company  has  not  experienced  any  losses  in  such  accounts  and management  believes  the 
Company is not exposed to any significant credit risk related to cash. 
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(9)  Commitments and Contingencies 
 

Litigation 
 
The Company is subject to legal proceedings and claims that arise in the ordinary course of business.  

 
Insurance 
 
Through Brookdale,  a  related party,  the Company  currently maintains professional  and  general 
liability insurance. Brookdale’s current policies provide for deductibles for each claim and as a result 
they are, in effect, self‐insured for claims that are less than the deductible amounts. In addition, the 
Company participates  in Brookdale’s  large‐deductible workers compensation program and a self‐
insured employee medical program.   Estimated  costs  related  to  the  self‐insurance program are 
accrued  at  Brookdale  based  on  known  claims  and  projected  settlement  of  unasserted  claims 
incurred but not  reported  to  the Company. The Company  records an allocated monthly  fee  for 
insurance costs.  Subsequent changes in actual experience (including claim costs, claim frequency, 
and other factors) could result in additional costs to the Company. 
 
Health Care Regulations 
 
The health care  industry  is subject to numerous  laws and regulations of Federal, state, and  local 
governments.  These laws and regulations include, but are not necessarily limited to, matters such 
as  licensure,  accreditation,  government  health  care  program  participation  requirements, 
reimbursement for patient services, and Medicare and Medicaid, or other state programs, fraud 
and abuse.   Violations of  these  laws and  regulations could  result  in expulsion  from government 
health  care programs  together with  the  imposition of  significant  fines and penalties, as well as 
significant  repayments  for  patient  services  previously  billed.  Management  believes  that  the 
Company  is  in compliance with fraud and abuse statutes as well as other applicable government 
laws  and  regulations.  Compliance  with  such  laws  and  regulations  can  be  subject  to  future 
government review and interpretation as well as regulatory actions unknown or unasserted at this 
time. 
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The senior  living and healthcare  industries are continuously subject to scrutiny by governmental 
regulators, which could result in reviews, audits, investigations, enforcement actions, or litigation 
related  to  regulatory  compliance  matters.  In  addition,  the  Company  is  subject  to  various 
government reviews, audits, and investigations to verify compliance with Medicare and Medicaid 
programs and other applicable laws and regulations. The Centers for Medicare & Medicaid Services 
("CMS") has engaged third‐party firms to review claims data to evaluate appropriateness of billings. 
In  addition  to  identifying  overpayments,  audit  contractors  can  refer  suspected  violations  to 
government  authorities.  An  adverse  determination  of  government  reviews,  audits  and 
investigations may result in citations, sanctions and other criminal or civil fines and penalties, the 
refund of overpayments, payment  suspensions, or  termination of participation  in Medicare and 
Medicaid programs. The Company’s costs to respond to and defend any such audits, reviews and 
investigations may be significant and are likely to increase in the current enforcement environment, 
and any resulting sanctions or criminal, civil or regulatory penalties could have a material adverse 
effect on the Company’s business, financial condition, results of operations and cash flow. While 
management believes all billings are proper and support  is maintained, certain aspects of billing, 
coding and support are subject to interpretation and may be viewed differently by audit contractors. 
As amount of any  recovery  is unknown, management has not  recorded any  reserves  related  to 
audits and investigations at this time. 

 
Operating Reserve Fund 

 
The North Carolina DOI under Article 64 requires that CCRCs establish an Operating Reserve Fund 
in the form of cash, investments, or other assets as permitted by the DOI, consisting of 50% of the 
following year’s forecasted operating expenses until they achieve a 90% occupancy level, at which 
time they are required to establish an Operating Reserve Fund consisting of 25% of the following 
year’s  forecasted operating expenses, which has been achieved  in the past. As of December 31, 
2024 and 2023, the Company did not achieve the 90% occupancy level and the Operating Reserve 
Fund is funded at 50% of the forecasted operating costs, less certain deductions as defined by law 
and the Insurance Commissioner, for a 12‐month period as of the date of this report. 
 
The Company’s assumed Operating Reserve Fund amounts  for each year during  the  forecasted 
period are based on projected occupancy rates below 90%, indicating an Operating Reserve Fund 
equal to 50% of the forecasted annual operating expenses adjusted to include principal payments 
on  long‐term  debt,  less  depreciation.  Contributions  from  its Member may  occur  to  fund  the 
Company’s Operating  Reserve  Fund  requirements,  to make  debt  payments  on  the  Company’s 
outstanding amounts including final maturity payments, and to fund operations as needed. 
 
As of December 31, 2024 and 2023, the Company’s reserve balance was $11.3 million and $10.8 
million, respectively. 
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Assets

Cash - restricted 565                                 

Cash - unrestricted 12,132                            

Accounts receivable, net 449                                 

Other current assets 451                                 

Total current assets 13,597                            

Land 10,890                            

Buildings and improvements 98,101                            

Furniture and equipment 17,153                            

Construction in Progress 193                                 

Gross PPE 126,337                          

Accumulated depreciation (60,732)                           

Net PPE 65,605                            

Restricted Cash--LT 11,417                            

Total Assets 90,619                            

Liabilities

Current portion of long-term debt 334                                 

Accounts payable 462                                 

Accrued expenses 547                                 

Tenant deposits 45                                   

Deferred revenue 312                                 

Total current liabilities 1,700                              

Long-term debt 60,410                            

Other Long Term Liabilities -                                     

Total Liabilities 62,110                            

Total Equity 28,509                            

Total Liabilities and Equity 90,619                            

BROOKDALE CARRIAGE CLUB PROVIDENCE

Balance Sheet

As of April 30, 2025

(amounts in 000's)



REVENUES

Independent living 4,675$                         

Second Party Rents 236                              

Assisted living 1,044                           

Memory Enhancement 979                              

Nursing care 1,360                           

Other Income 677                              

    Total Operating Revenues 8,970$                         

Total Revenue 8,970                           

EXPENSES

Ancillary Expenses 343                              

Administration & General 1,059                           

Nursing 681                              

Memory Enhancement 365                              

Assisted Living 228                              

Plant Operations/Maintenance 460                              

Utility 261                              

Housekeeping & Laundry 175                              

Resident Services 306                              

Food Service 979                              

Marketing 404                              

General Insurance 162                              

Worker's Compensation 22                                

Depreciation & Amortization 1,396                           

Interest Expense, net 968                              

Property Tax 155                              

    Total Operating Expenses 7,964$                         

Net Income 1,006$                         

BROOKDALE CARRIAGE CLUB PROVIDENCE

Income Statement

For the four months ended April 30, 2024

(amounts in 000's)



Net Income 1,006                     

Adjustments to reconcile net income to net cash provided:

Loss on extinguishment of debt (9)                           

Depreciation 1,338                     

Amortization of deferred financing costs 69                          

Provision for credit losses 12                          

Changes in operating assets

     Accounts receivable (139)                       

     Other assets 180                        

     Accounts payable (55)                         

     Accrued expenses (404)                       

     Tenant deposits and other restricted liabilities (7)                           

  Deferred revenue 37                          

Net cash provided by operating activities 2,028                     

Cash flows from investing activities

  Purchase of property and equipment (537)                       

Net cash used in investing activities (537)                       

Cash flows from financing activities

  Payment of long-term debt (167)                       

  Payment of financing costs 9                            

  Member distributions, net (2,326)                    

Net cash provided by financing activities (2,484)                    

Increase (decrease) in cash (993)                       

Beginning cash balance 25,107                   

Ending cash balance 24,114                   

BROOKDALE CARRIAGE CLUB PROVIDENCE

Statement of Cash Flows

For the four months ended April 30, 2024

(amounts in 000's)




