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March 30, 2022

Via email — dph.don@state.ma.us

Ms. Lara Szent-Gyorgyi, Director
Determination of Need Program
Department of Public Health
250 Washington Street, 5™ Floor
Boston, MA 02108

RE: Determination of Need Application — Pine Knoll Nursing Center
Application No. 22032813-CL

Dear Ms. Szent-Gyorgyi,

Pursuant to 105 CMR 100.000 (“Regulations”), on behalf of Long Term Centers of Lexington, Inc. (“Applicant”),
we are submitting the related documents to accompany Determination of Need Application No. 22032813-CL
The Applicant requests approval to complete renovations at 30 Watertown Street, Lexington, MA 02421.

Pine Knoll Nursing Center is an 81 bed licensed skilled nursing and rehabilitation center located in Lexington,
Massachusetts. Pine Knoll has been operated and managed by the Long Term Centers Group specializing in
short-term, long-term, hospice, and respite care.

The facility was originally constructed in 1964 with 81 licensed Level Il beds. The building is 1 story, containing
a total of 47,492 gross square footage. The building is over 50 years old and needs upgrades as many of the
components are well beyond their useful life.

To comply with the De-Densification Requirements effective April 30, 2022, the Applicant proposes to relocate
22 licensed beds in four-bedded rooms by constructing a 41 bed 16,900 square foot addition to the existing
facility. The addition would include 12 additional beds under the facility’s one-time regulatory allowance for a
total of 93 beds. In addition to this change, the proposed Determination of Need application would also
include renovations and upgrades to the existing facility structure and systems to restore and sustain the
facility. The upgrades will provide an enhanced environment for residents and caregivers.

We believe that the Applicant has met the requirements of the “sustain and restore” sections (105 CMR:
100.100) of the Department’s determination of need regulations. It is our understanding that the proposed
work complies with the Department’s definition of a conservation project.

We will be submitting the application and all necessary attachments with this letter of intent. We have also
met the public notice requirements as specified in the regulations. A copy of the check for the filing fee is
attached to the application.



Long Term Centers Group and the Applicant want to confirm several important matters in this submission to
your office:

>

>

First, the objective of the Plan is to address key regulatory requirements, to enhance the facility and
services for residents and staff, and to foster financial sustainability in future operations

Second, separately the Applicant is submitting Attestation and Waiver Request documentation
concurrently to the appropriate State Agencies, which confirm the good faith intent to comply with the
DPH new licensure rules related to 3 and 4 bed rooms. Note that in the Attestation, there is specific
citation of the submittal of this timely DON application.

Third, the plan is predicated on the intent to continue current facility operations, services, and
employment. The project involving new construction will not cause undue hardship or major
displacement and will be phased to assure continuity.

Fourth, this is a renovation/construction project involving an existing facility and currently licensed
beds (plus the allowable 12 bed add-on).

Fifth, the project will address the 3-4 bed requirement, Life Safety Code upgrades, and it will enhance
quality, environment, and infection protection features.

Sixth, the application points to the material improvement in future financial performance following the
project. The Applicant acknowledges DoN’s policy relating to obtaining the opinion of financial
feasibility by an independent, qualified CPA, and will address and comply with this as needed.

Thank you for your consideration of this request. Please contact Karen Koprowski, Regulatory Advisor, should
you have any questions or need further information. Her contact information is as follows: (774-239-5885)
kkoprowski@strategiccares.com.

Sincerely,

Matthew Sweeney

Matthew Sweeney (Mar 30, 2022 11:42 EDT)

Matthew Sweeney
Long Term Care Centers of Lexington

Enclosures

Cc:

Elizabeth Chen, Executive Office of Elder Affairs

Stephen Davis, DPH Healthcare Licensure and Certification

Suzanne Barry, Center for Health Information and Analysis

Kate Mills, Health Policy Commission

Whitney Moyer, MassHealth Office of Long-Term Services and Supports
Attorney General’s Office



FILING FEE
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ARTICLES OF ORGANIZATION
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Examiner

.

Name
Approved

-

P.C.

The Commonivealth of Fassdchuserts
William Francis Galvin
Secretary of the Commonwealth
One Ashburton Place, Boston, Massachusetts 02108-1512

ARTICLES OF ORGANIZATION
(General Laws, Chapter 156B)

ARTICLE I
The exact name of the corporation is:

Long Term Centers of Lexington, Inc.

ARTICLE I
The purpose of the corporation is to engage in the following business activities:

A. To operate a skilled nursing facility located at 30 Watertown Street,
Lexington, Massachusetts currently operating under the name of "Pine
Knoll Nursing Home' and containing 81 patient beds. To plan for and
take all preliminary planning steps toward the purchase, licensure,
and operation of nursing homes and adult day-care centers. To purchase,
own, lease, sell, mortgage or otherwise acquire, hold and dispose of
any buildings or real estate or interest therein in connection with
the aforementioned planning and preparation. To engage in the business
of buying, selling, loaning, investing and dealing in and with all
kinds of investments, securities, stock, bonds, notes, mortgages,
accounts, conditional bills of sale, lease and certificates and evidence
of indebtedness as principal agent, broker or otherwise, either along
or in association with any other corporation, firms or person. To
acquire, apply for, obtain, register, lease, hold, use, sell, grant
licenses in respect of mortgage or otherwise dispose of letters patent
of the United States or any foreign country, patent rights, licenses.
and privileges, inventions, improvements and processes, copyrights,
trademarks and traderames, relating to or useful in connection with
any business of this Corporation.

B. To carry on any business or other activity which may be lawfully carried
on by a corporation organized under the Business Corporation of Law of
the Commonwealth of Massachusetts whether or not related to these referred
to in the foregoing paragraph.

43312023

Note: If the space provided under any article or ilem on this form is insufficient, additions shall be set [orth on vne side
only of separate 8 1/2 x i1 sheets of paper with a left margin of at least | inch, Additions to more than one article may be
made on a single sheet so lung as each article requiring each addition is clearly indicated.




ARTICLE III
State the total number of shares and par value, if any, of each class of stock which the corporation is authorized to isspe.

WITHOUT PAR VALUE WITH PAR VALUE
TYPE NUMBER OF SHARES TYPE NUMBER OF SHARES PAR VALUE
Common: 10’000 Common:
Preferred: Preferred:
ARTICLE IV

If more than one class of stock is authorized, state a distinguishing designation for each c¢lass. Prior to the issuance of any
shares of a class, if shares of another class are outstanding, the corporation must provide a description of the preferences,
voting powers, qualifications, and special or relative rights or privileges of that class and of each other class of which shares
are outstanding and of each series then established within any class.

ARTICLE YV
The restrictions, if any, imposed by the Asticles of Organization upon the transfer of shares of stock of any class are:
Any stockholder, including the heirs, assigns, executors or administrators of a deceased
stockholder, desiring to sell, transfer or pledge such stock owvmed by him or them, shall
first offer it to the corporation through the Board of Directors, in the following manner:
He shall notify the Directors of his desire to sell or transfer by notice in writing, which
notice shall contain the price at which he is willing to sell or transfer and the name of
one arbitrator. The directors shall within thrity days thereafter either accept the offer,
or by notice to him in writing name a second arbitrator and these two shall name a third.
It shall then be the duty of the arbitrators to ascertain the value of the stock, and if
any arbitrator shall neglect or refuse to appear at any meeting appointed by the arbitrators,
a majority may act in the absence of such arbitrator. Adter the acceptance of the offer, or
the report of the arbitrators as to the value of the stock, the directors shall have thirty
(30) days within which to purchase the same at such valuation, but -if at the expiration of
thirty days the corporation shall not have exercised the right so to purchase, the ovner of
the stock shall be at liberty to dispose of the same in any mamner he may see fit.

ARTICLE VI
**Other lawful provisions, if any, for the conduct and regulation of the business and affairs of the corporation, for its voluntary
dissolution, or for limiting, defining, or regulating the powers of the corporation, or of its directors or stockholders, or of any
class of stockholders:

NONE

**if there are no provisions state “Nome”,

4\05 The pO%CEdm%ﬂlx‘ Sj irges (ﬁcansxdered éo be nrmrﬁnél t’nd ﬁa)&\'%e cbnnged by filing tff%e Articles of A n‘r.ndminr.
carplied with, bmfuhelianiofIhlncuxsrmy:ulanygamtu1ﬂar:ustxre‘envethernqnxanzms._
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LLONG TERM CENTERS OF WRENTHAM, INC.
1262 RANDOLPH AVENUE
MILTON, MA 02186

November 8, 1999

The Commonwealth of Massachusetts
Secretary of the Commonwealth

One Ashburton Place

Boston, Massachusetts 02108-1512

RE: Letter of Consent

To Whom 1t May Concern:

This letter confirms that Long Term Centers of Wrentham, Inc. consents to the formation of a new
corporation with the name of Long Term Centers of Lexington, Inc.

Very truly yours,
Long Term Centers of Wrentham, Inc.

/',I'"Lw EN P (SN ‘ ¢
Thomas E. Woods, President i g

oy




LONG TERM CENTERS OF NEW ENGLAND, INC.
141 WILDWOOD AVENUE
BRAINTREE, MA 02184

November 8, 1999

The Commonwealth of Massachusetts
Secretary of the Commonwealth

One Ashburton Place

Boston, Massachusetts 02108-1512

RE: Letter of Consent

To Whom It May Concern:

Ths letter confirms that Long Term Centers of New England, Inc. consents to the formation of a new
corporation with the name of Long Term Centers of Lexington, Inc.

Very truly yours,
Long Term Centers of New England, Inc.

S A

Thomas E. Woods, President
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ARTICLE VH
The effective date of organization of the corporation shall be the date approved and filed by the Secretary of the Commonwealth,
If a later effective date is desired, specify such date which shall not be more than thirty days after the date of filing.

ARTICLE vII
The information contained in Article VHI is not a permanent part of the Articles of Organization.

a. The street address (post office boxes are not acceptable) of the principal office of the corporation in Massachusetts is:

90 Greenwood Street, Wakefield, MA 01880

b. The name, residential address and post office address of each director and officer of the corporation is as follows:

NAME RESIDENTIAL ADDRESS POST OFFICE ADDRESS
President: Thomas E. Woods 1262 Randolph Avenue, Milton, MA 02186
Treasurer: Steven M. Moran 2 Third Avenue, Halifax, MA 02338
Clerk: Steven M. Moran 2 Third Avenue, Halifax, MA 02338
Directors: Thomas E. Woods 1262 Randolph Avenue, Milton, MA 02186.

Steven M. Moran 2 Third Avenue, Halifax, MA 02338

<. The fiscal year (i.e.; Tax year) of the corporation shall end on the last day of the month of: December 31

d. The name and business address of the resident agent, if any, of the corporation is:

ARTICLE IX

By-laws of the corporation have been duly adopted and the president, treasurer, clerk and directors whose names are set forth
above, have been duly elected.

IN WITNESS WHEREOF AND UNDER THE PAINS AND PENALTIES OF PERJURY, I/we, whose signature(s) appear below as
incorporator(s) and whose name(s) and business or residential address(es) are clearly typed or printed beneath each signature
do hereby associate with the intention of forming this corporation under the provisions of General Laws, Chapter 156B and
do hereby sign these Articles of Organization as incorporator(s) this % T'\\ day of Wowe vale o , 19 GG

?

Thomaes £ (Jbeds

Note: If an existing corporation is acting as incorporator, lype in the exact name of the corporation, the state or other jurisdiction where
it was incorporated, the name of the person signing on bebalf of said corporation and ibe title he/she holds or other autbority by which
such action is taken.




THE COMMONWEALTH OF MASSACHUSETTS

ARTICLES OF ORGANIZATION
(General Laws, Chapter 156B)

I hereby certify that, upon examination of these Articles of Organiza-
tion, duly submitted to me, it appears that the provisions of the General
Laws relative 1o the organization of corporations have been complied |

with, and I hereby approve said articles; and the {iling fee in the amount .

0
of SQ oz having bcgn paid, said articjes are degmed to have been
filed with me this day of b 19 aa

Effective date:

. v
v

-%'f&w@mw)gﬂew\

WILIIAM FRANCIS GALVIN

© Secretary of the Commorwealth

FILING FEE: One tenth of one percent of the total authorized capital
stock but not less than 5200 00. For the purposc of filing, sharcs of

stock with a par vaJue lcss than 51 00 or no par stock _shall be dccmcd
to have a par value of §1.00 per share.

TO BE FILLED IN BY CORPORATION
Photocopy of document to be sent to:

David L. Dray, Esquire

20 State Park Road

Hull, MA 02045

Telephone. __(781) 925-9400

I XTat] \;\-gwl_ﬂ_!'ﬂ'\
HOISIAIA Pt E

21 :2Hd 8- ADH GO




FINANCIALS



Pine Knoll
Balance Sheet

100
110
120
130
140

150

Balance Sheet Summary

ASSETS
Current Assets
Cash
Patients Accounts Receivable, Net 86.4% NPSR

Other Receivables
Debt Service Escrow Accounts
Prepaid and Other Current Assets Fixed Cost %
Total Current Assets

Related Party Receivable / (Payable)

160°roperty and Equipment, Net of Accumulated Depreciation & Amortization Fixed Cost %
Intangible Assets Net of Accumulated Amortization

170
180

200
210
220

230
240

250
260
270
280
290

300
310
320
330

Other Long term Assets Escrow-FC%
Total Non-Current Assets

Total Assets

LIABILITIES & EQUITY

Current Liabilities
Current Portion of LTD
Due to Medicaid-Advance
Accounts Payable and Accrued Expenses
Stimulus Funding
User Fee Payable

Accrued Compensation and Benefits Based on 2021

Line of Credit & Accrued Interest

Total Current Liabilities

Long Term Liabilities
Stimulus Funding
Due to Affiliates
Debt Secured by Mortgage Long Term
Other Long Term Liabilities
Capital Lease Obligation Long Term
Total Long Term Debt
Total Liabilities

Equity
Retained Earnings
Contributed Capital
Distributions
Current Year Income
Total Equity

Total Liabilities & Capital

December, 2021 December, 2022 December, 2023 December, 2024 December, 2025 December, 2026
142,858 57,555 50,043 127,691 1,107,995 1,775,116
1,493,691 825,732 852,558 890,012 912,223 934,741
21,077 21,709 22,252 22,697 23,151 23,614
1,657,626 904,997 924,853 1,040,400 2,043,369 2,733,470
1,367,065 400,000 400,000 400,000 - -
1,246,956 7,184,042 6,831,880 6,479,717 6,127,555 5,775,392
17,715 17,715 17,715 17,715 17,715 17,715
2,631,737 7,601,757 7,249,595 6,897,432 6,145,270 5,793,107
4,289,362 8,506,754 8,174,448 7,937,832 8,188,638 8,526,578
256,500 266,950 277,826 289,145 300,925
115,000
690,286 600,000 600,000 184,655 188,348 192,115
707,388 - - - - -
50,000 129,446 131,582 127,927 127,927 127,927
44,957 82,389 84,448 86,137 87,860 89,617
353,438 353,438 200,000 200,000 200,000 200,000
1,961,069 1,421,773 1,282,980 876,546 893,281 910,585
1,417,451
1,107,705
1,480,357 7,184,107 6,883,977 6,618,005 6,317,541 6,004,836
2,307
4,007,820 7,184,107 6,883,977 6,618,005 6,317,541 6,004,836
5,968,888 8,605,880 8,166,957 7,494,551 7,210,822 6,915,421
(1,756,534) (1,532,518) (99,126) 7,491 443,281 977,817
224,015 1,433,393 106,617 435,790 534,535 633,340
(1,532,518) (99,126) 7,491 443,281 977,817 1,611,157
4,436,370 8,506,754 8,174,448 7,937,832 8,188,638 8,526,578




Pine Knoll

Profit and Loss Statement

Year 1 Year 2 Year 3 Year 4 Year 5
Operating Income
Room & Board
Private Revenue 1,255,600 1,627,308 1,723,032 1,818,756 1,914,480
Medicare-A Revenue 3,333,122 3,472,828 3,935,872 4,014,590 4,094,881
Medicaid Revenue 5,302,802 5,100,062 5,028,661 5,129,234 5,231,819
Managed Care Revenue 1,447,864 1,508,550 1,538,721 1,569,496 1,600,886
Total Room & Board 11,339,387 11,708,748 12,226,286 12,532,075 12,842,066
Medicare B Ancillary Revenue 129,113.95 132,341.80 134,988.64 137,688.41 140,442.18
1 Labor 6,700,041.33 6,867,542.36 7,004,893.21 7,144,991.07 7,287,890.89
2 P/R Tax & Benefits 824,684.38 845,301.49 862,207.52 879,451.67 897,040.71
3 Food & Dietary Supplies 288,588.03 295,802.74 301,718.79 307,753.17 313,908.23
4 Laundry and Houskeeping Supplies 38,669.83 39,636.58 40,429.31 41,237.89 42,062.65
5 Purchased Services Labor 638,371.65 654,330.94 667,417.56 680,765.91 694,381.23
5.5 Ancillary Services 318,380.73 326,340.25 332,867.05 339,524.39 346,314.88
Total Direct Care Costs 8,808,735.96 9,028,954.36 9,209,533.44 9,393,724.11 9,581,598.60
Other Expenses

6  Administrative 162,697.85 166,765.30 170,100.60 173,502.62 176,972.67
7 Nursing Supplies 242,111.37 248,164.15 253,127.43 258,189.98 263,353.78
8  Activities 3,180.22 3,259.72 3,324.92 3,391.41 3,459.24
9  Plant Supplies 55,123.29 56,501.38 57,631.40 58,784.03 59,959.71
10  Utilities 266,116.24 272,769.14 278,224.53 283,789.02 289,464.80
11 Insurances 53,395.20 54,730.08 55,824.68 56,941.18 58,080.00
12 Miscellaneous Expense 38,499.64 39,462.13 40,251.37 41,056.40 41,877.52

13 Bad Debt - - - - -
14  User Fee 517,784.33 526,328.84 511,708.60 511,708.60 511,708.60
15 Late Charges Fines & Penalties 14,295.95 14,653.35 14,946.41 15,245.34 15,550.25
1,353,204.08 1,382,634.08 1,385,139.94 1,402,608.57 1,420,426.57

16
17

Total Expense

EBITDARM

RE Taxes & Interest Expens
Depreciation & Amortization/Plant

Stimulus Funding

Net Income

10,161,940.03

10,411,588.44

10,594,673.39

10,796,332.68

11,002,025.17

1,306,561.28 1,429,501.73 1,766,601.56 1,873,431.13 1,980,482.80
903,974.00 926,573.35 926,573.35 926,573.35 926,573.35
386,645.50 396,311.64 404,237.87 412,322.63 420,569.08

1,417,451.00

1,433,392.78 106,616.75 435,790.34 534,535.15 633,340.37






