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Item 2.02 Results of Operations and Financial Condition.
      

On November 3, 2010, Capital Senior Living Corporation (the “Company”) announced its financial results for the quarter ended 
September 30, 2010 by issuing a press release. The full text of the press release issued in connection with the announcement is
attached hereto as Exhibit No. 99.1. The information being furnished under this Item 2.02 and Exhibit 99.1 shall not be deemed “filed”
for purposes of the Securities Exchange Act of 1934, as amended (the “Exchange Act”), or incorporated by reference in any filing 
under the Securities Act of 1933, as amended, or the Exchange Act, except as shall be expressly set forth by specific reference in such
a filing. The press release contains, and may implicate, forward-looking statements regarding the Company and includes cautionary
statements identifying important factors that could cause actual results to differ materially from those anticipated.  

In the press release, the Company’s management utilized non-GAAP financial measures to describe the Company’s adjusted 
EBITDAR, adjusted EBITDAR margin, CFFO, CFFO per share and other items. These non-GAAP financial measures are used by 
management to evaluate financial performance and resource allocation for its facilities and for the Company as a whole. These
measures are commonly used as an analytical indicator within the senior housing industry, and also serve as a measure of leverage
capacity and debt service ability. The Company has provided this information in order to enhance investors overall understanding of
the Company’s financial performance and prospects. In addition, because the Company has historically provided this type of
information to the investment community, the Company believes that including this information provides consistency in its financial
reporting.  

These non-GAAP financial measures should not be considered as measures of financial performance under generally accepted
accounting principles, and items excluded from them are significant components in understanding and assessing financial
performance. These measures should not be considered in isolation or as an alternative to net income, cash flows generated by
operating, investing, or financing activities, earnings per share or other financial statement data presented in the consolidated financial
statements as an indicator of financial performance or liquidity. Because these measures are not measurements determined in
accordance with generally accepted accounting principles and are thus susceptible to varying calculations, these measures as presented 
may not be comparable to other similarly titled measures of other companies.  

Item 7.01  Regulation FD Disclosure.  

Attached hereto as Exhibit 99.2 is an updated slideshow presentation of the Company.  

By filing this Current Report on Form 8-K, the Company does not acknowledge that disclosure of this information is required by
Regulation FD or that the information was material or non-public before the disclosure. The Company assumes no obligation to
update or supplement forward-looking statements in this slideshow that become untrue because of new information, subsequent events
or otherwise.  

Item 9.01  Financial Statements and Exhibits.  

(a)   Not applicable.  

(b)   Not applicable.  

(c)   Not applicable.  

(d)   Exhibits.  

The following exhibit to this Current Report on Form 8-K is not being filed but is being furnished pursuant to Item 9.01:  

 99.1 Press Release dated November 3, 2010. 
    
 99.2 Capital Senior Living Corporation updated slideshow presentation



                    
SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its
behalf by the undersigned hereunto duly authorized.  

Date: November 3, 2010  Capital Senior Living Corporation  

By: /s/ Ralph A. Beattie 
Name: Ralph A. Beattie 
Title: Executive Vice President and 
Chief Financial Officer



                    
EXHIBIT INDEX

The following exhibit to this Current Report on Form 8-K is not being filed but is being furnished pursuant to Item 9.01:  

 99.1 Press Release dated November 3, 2010. 
    
 99.2 Capital Senior Living Corporation updated slideshow presentation



                    

Exhibit 99.1

CAPITAL SENIOR LIVING CORPORATION 
REPORTS THIRD QUARTER 2010 RESULTS  

DALLAS — (BUSINESS WIRE) —November 3, 2010 — Capital Senior Living Corporation (the “Company”) (NYSE:CSU), 
one of the country’s largest operators of senior living communities, today announced operating results for the third quarter 
of 2010. Company highlights for the third quarter include:  

Highlights  

   

   

   

   

Capital 
Senior 
Living 
Corporation

     
For Immediate Release  

 
Contact: 

 
Ralph A. Beattie 
972/770-5600

•  Adjusted Cash From Facility Operations (“CFFO”) increased 69 percent to $5.6 million, or $0.21 per share, in the 
third quarter of 2010 versus $3.3 million, or $0.13 per share, for the third quarter of 2009.

 
•  Revenue increased from the third quarter of 2009 by 11 percent to $53.6 million.
 
•  Consolidated average occupancy was 84.7 percent in the third quarter of 2010, a 90 basis point increase from the 

second quarter of 2010 and an 80 basis point increase from the third quarter of 2009.
 
•  Adjusted EBITDAR improved over the third quarter of 2009 by $2.3 million, or 16 percent, to $16.7 million. EBITDAR 

margin improved to 31.1 percent from 29.8 percent.
 
•  In September, the Company added 12 high-quality leased assisted living communities to its portfolio, expanding total 

resident capacity by 764 seniors and the Company’s assisted living capacity from 26 percent to 32 percent of total 
capacity.



                    

“We are pleased to report an increase in occupancy, an increase in our resident capacity, and an increase in our mix to 
higher levels of care during the third quarter,” said Lawrence A. Cohen, Chief Executive Officer of the Company. “We 
received only a small benefit from completing the Signature transaction in the month of September, but when these 
results are fully reflected along with the two transactions completed in the second quarter, annual revenues will have 
grown by $52 million, EBITDAR by over $22 million, and CFFO by over $3 million, or $0.12 per share. We remain 
encouraged by the fact that new supply of senior housing communities is practically non-existent as needs-driven demand 
continues to grow.”  

Significant Transactions  

In September, the Company completed the acquisition from Signature Assisted Living of Texas, LLC (“Signature”) of 12 
communities leased from Health Care REIT, Inc. (NYSE: HCN). The 12 leased communities are high-quality purpose-built 
assisted living and memory care facilities located in Texas. The communities average less than three years of age and 
are currently 92 percent occupied.  

Annualizing the 12 assisted living communities’ revenues yields approximately $31.1 million, with EBITDAR of 
approximately $14.2 million, net of incremental general and administrative expenses. EBITDAR is expected to exceed the 
annual cash payment due HCN by approximately $5.3 million, and the transaction is expected to increase the Company’s 
CFFO by approximately $2.8 million, or $0.10 per share.  

Financial Results  

For the third quarter of 2010, the Company reported revenue of $53.6 million, compared to revenue of $48.1 million in the 
third quarter of 2009. Resident and healthcare revenue increased from the third quarter of the prior year by approximately 
$7.7 million, largely as a result of converting eight communities previously owned in joint ventures to leased communities 
and the addition of 12 new leased communities late in the quarter. The number of consolidated communities increased 
from 50 in the third quarter of 2009 to 70 in the third quarter of 2010.  

Average monthly rent was $2,652 per occupied unit in the third quarter of 2010, an increase of $106, or 4.2 percent, over 
the third quarter of 2009. Financial occupancy of the consolidated portfolio averaged 84.7 percent in the third quarter of 
2010, 80 basis points higher than the third quarter of 2009 and 90 basis points higher than the second quarter of 2010. 
Excluding three communities with units being converted to higher levels of care, financial occupancy of the consolidated 
portfolio averaged 86.4 percent.  

For the first nine months of 2010, the Company produced revenue of $152.0 million, compared to revenue of 
$143.3 million in the first nine months of 2009. Resident and healthcare revenue increased $12.3 million from the first nine 
months of the prior year.  
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Revenue under management was $58.7 million in the third quarter of 2010 compared to $55.7 million in the third quarter 
of 2009. Revenue under management includes revenue generated by the Company’s consolidated communities, 
communities owned in joint ventures and communities owned by third parties that are managed by the Company. 
Communities under management increased by 12 with the completion of the Signature transaction.  

Operating expenses for the third quarter of 2010 were $31.2 million, an increase of $4.5 million from the third quarter of 
2009, primarily due to 20 additional communities now being consolidated. In addition, a particularly hot summer resulted 
in a nine percent increase in utility costs. As a percentage of resident and healthcare revenue, operating expenses were 
61.9 percent in the third quarter of 2010 compared to 62.4 percent in the third quarter of 2009, an improvement of 50 
basis points, despite the increased costs.  

General and administrative expenses of $3.2 million were approximately $0.8 million higher than the third quarter of 2009. 
The third quarter of the prior year reflected an unusually low level of expenses. The Company is self-insured for the costs 
of employee and dependent medical benefits and purchases stop-loss protection on an individual and aggregate basis. 
This self-insurance program reduces the Company’s health insurance costs. Health care costs in the third quarter of 2010 
exceeded the third quarter of 2009 by approximately $0.6 million but are roughly equal on a year-to-date basis. General 
and administrative expenses as a percentage of revenues under management were 5.3 percent.  

Adjusted EBITDAR for the third quarter of 2010 was approximately $16.7 million, an increase of $2.3 million or 16 percent 
from the third quarter of 2009. Adjusted EBITDAR margin was 31.1 percent for the period, an improvement of 
1.3 percentage points from the third quarter of 2009. Adjusted EBITDAR for the first nine months of 2010 was 
$47.7 million, compared to $42.7 million for the first nine months of 2009. Adjusted EBITDAR margin for the first nine 
months of 2010 was 31.4 percent compared to 29.8 percent for the first nine months of 2009.  

Net income was $0.5 million, or $0.02 per share, in the third quarter of 2010, versus $0.8 million, or $0.03 per share, in 
the third quarter of 2009. Excluding costs related to and amortization of resident leases acquired in recently-completed 
lease transactions, net income for the third quarter of 2010 was $0.7 million, or $0.03 per share. Net income for the third 
quarter was significantly impacted by non-controllable expenses related to additional medical benefit claims paid and 
higher utility costs at our consolidated communities. The Company earned adjusted net income of $2.7 million or $0.10 
per diluted share in the first nine months of 2010, compared to adjusted net income of $2.0 million or $0.08 per diluted 
share in the first nine months of 2009.  

Adjusted CFFO was $5.6 million or $0.21 per diluted share in the third quarter of 2010, versus $3.3 million or $0.13 per 
diluted share in the third quarter of 2009. Adjusted CFFO was $14.1 million or $0.53 per diluted share in the first nine 
months of 2010, compared to $10.9 million or $0.42 per diluted share in the first nine months of 2009. Over $2.0 million of 
third quarter CFFO was attributable to the Company amending prior year tax returns to recover refunds of taxes paid.  
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Operating Activities  

At communities under management, excluding three communities undergoing conversions, same-store revenue increased 
1.0 percent versus the third quarter of 2009 as a result of a 1.5 percent increase in average monthly rent. Same-
community expenses increased 1.0 percent and net income increased 1.3 percent from the comparable period of the prior 
year.  

Capital expenditures for the quarter were approximately $2.3 million, representing $1.6 million of investment spending and 
$0.7 million of recurring capital expenditures. If annualized, spending for recurring capital expenditures equaled 
approximately $400 per unit.  

Balance Sheet  

The Company ended the quarter with $39.4 million of cash and cash equivalents, including restricted cash. On a year-to-
year basis, cash has increased by $8.2 million while debt has been reduced by $5.6 million.  

As of September 30, 2010, the Company financed its 25 owned communities with 24 mortgages totaling $174.9 million at 
fixed interest rates averaging 6.0 percent. The Company has no mortgage maturities prior to the third quarter of 2015.  

Q3 2010 Conference Call Information  

The Company will host a conference call with senior management to discuss the Company’s third quarter 2010 financial 
results. The call will be held on Thursday, November 4, 2010 at 11:00 a.m. Eastern Time. The Company’s earnings 
release announcing third quarter 2010 financial results is scheduled to be released to news services the evening of 
Wednesday, November 3, 2010.  

The call-in number is 913-312-0949, confirmation code 5349994. A link to a simultaneous webcast of the teleconference 
will be available at www.capitalsenior.com through Windows Media Player or RealPlayer.  

For the convenience of the Company’s shareholders and the public, the conference call will be recorded and available for 
replay starting November 4, 2010 at 2:00 p.m. Eastern Time, until November 13, 2010 at 8:00 p.m. Eastern Time. To 
access the conference call replay, call 719-457-0820, confirmation code 5349994. The conference call will also be made 
available for playback via the Company’s corporate website, www.capitalsenior.com.  
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About the Company  

Capital Senior Living Corporation is one of the nation’s largest operators of residential communities for senior adults. The 
Company’s operating philosophy emphasizes a continuum of care, which integrates independent living, assisted living 
and home care services, to provide residents the opportunity to age in place. The Company currently operates 77 senior 
living communities in 23 states with an aggregate capacity of approximately 11,000 residents.  

Safe Harbor  

The forward-looking statements in this release are subject to certain risks and uncertainties that could cause results to 
differ materially, including, but not without limitation to, the Company’s ability to find suitable acquisition properties at 
favorable terms, financing, licensing, business conditions, risks of downturns in economic conditions generally, 
satisfaction of closing conditions such as those pertaining to licensure, availability of insurance at commercially 
reasonable rates, and changes in accounting principles and interpretations among others, and other risks and factors 
identified from time to time in our reports filed with the Securities and Exchange Commission.  

This release contains certain financial information not derived in accordance with generally accepted accounting principles 
(GAAP), including adjusted EBITDAR, adjusted EBITDAR margin, Adjusted CFFO, Adjusted CFFO per share and other 
items. The Company believes this information is useful to investors and other interested parties. Such information should 
not be considered as a substitute for any measures derived in accordance with GAAP, and may not be comparable to 
other similarly titled measures of other companies. Reconciliation of this information to the most comparable GAAP 
measures is included as an attachment to this release.  

Contact Ralph A. Beattie, Chief Financial Officer, at 972-770-5600 for more information.  
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CAPITAL SENIOR LIVING CORPORATION 
CONSOLIDATED BALANCE SHEETS 

(in thousands)  

See accompanying notes to consolidated financial statements.  

CAPITAL/Page 6  

   

   

     
  September 30,  December 31, 
 2010   2009
  (unaudited)     

ASSETS     
Current assets:         

Cash and cash equivalents $ 33,055  $ 28,972
Restricted cash   6,327   2,167 
Accounts receivable, net 4,029   3,340
Accounts receivable from affiliates   346   424 
Federal and state income taxes receivable   3,242   1,493 
Deferred taxes 1,147   1,208
Assets held for sale   354   354 
Property tax and insurance deposits 10,128   8,632
Prepaid expenses and other   3,830   4,010 

   
 
   

Total current assets   62,458   50,600 
Property and equipment, net 296,561   300,678
Deferred taxes   4,262   7,781 
Investments in joint ventures 2,611   6,536
Other assets, net   18,900   14,908 
   

 
   

Total assets  $ 384,792  $ 380,503 
  

 

  

 

      
LIABILITIES AND SHAREHOLDERS’ EQUITY         

Current liabilities:     
Accounts payable  $ 1,528  $ 2,037 
Accounts payable to affiliates 2   —
Accrued expenses   17,521   12,287 
Current portion of notes payable 6,564   9,347
Current portion of deferred income   7,197   6,838 
Current portion of capital lease obligations   141   — 
Customer deposits 1,388   1,295

  
 
  

 

Total current liabilities 34,341   31,804
Deferred income   15,340   16,747 
Capital lease obligations, net of current portion 99   —
Other long-term liabilities   1,992   — 
Notes payable, net of current portion 171,041   173,822
Commitments and contingencies         
Shareholders’ equity:     

Preferred stock, $.01 par value:         
Authorized shares — 15,000; no shares issued or outstanding —   —

Common stock, $.01 par value:         
Authorized shares — 65,000; issued and outstanding shares 27,080 and 26,945 

in 2010 and 2009, respectively   274   273 
Additional paid-in capital 132,760   131,576
Retained earnings   29,879   27,215 
Treasury stock, at cost — 350 shares   (934)  (934)

       

Total shareholders’ equity   161,979   158,130 
   

 
   

Total liabilities and shareholders’ equity  $ 384,792  $ 380,503 
   

 

  

 

 



                    

CAPITAL SENIOR LIVING CORPORATION 
CONSOLIDATED STATEMENTS OF INCOME 

(unaudited, in thousands, except per share data)  
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  Three Months Ended   Nine Months Ended  
 September 30, September 30,
  2010   2009   2010   2009  
Revenues:     

Resident and health care revenue  $ 50,451  $ 42,801  $ 140,253  $ 127,950 
Unaffiliated management services revenue   18   18   54   54 
Affiliated management services revenue 418 692  1,625  1,992
Community reimbursement revenue   2,713   4,603   10,089   13,298 

           

Total revenues   53,600   48,114   152,021   143,294 
Expenses:     

Operating expenses (exclusive of facility lease 
expense and depreciation and amortization 
expense shown below)   31,209   26,718   85,904   78,707 

General and administrative expenses 3,246 2,456  9,001  8,820
Facility lease expense   8,910   6,502   23,217   19,441 
Stock-based compensation expense 226 282  783  902
Depreciation and amortization   3,536   3,334   10,487   9,862 
Community reimbursement expense 2,713 4,603  10,089  13,298

           

Total expenses   49,840   43,895   139,481   131,030 
           

Income from operations   3,760   4,219   12,540   12,264 
Other income (expense):     

Interest income   13   18   32   56 
Interest expense (2,815) (2,967)  (8,440)  (8,871)
Gain on settlement of debt   —   —   684   — 
Other income (9) (14)  8  59

              

Income before provision for income taxes 949 1,256  4,824  3,508
Provision for income taxes   (468)   (506)   (2,160)   (1,509)
       

 
   

Net income  $ 481  $ 750  $ 2,664  $ 1,999 
  

   

  

 

Per share data:     
Basic net income per share  $ 0.02  $ 0.03  $ 0.10  $ 0.07 

  

   

  

 

Diluted net income per share $ 0.02 $ 0.03 $ 0.10  $ 0.07
       

 
   

Weighted average shares outstanding — basic   26,607   26,222   26,574   26,251 
       

 

   

Weighted average shares outstanding — diluted   26,703   26,351   26,671   26,339 
  

   

  

 



                    

CAPITAL SENIOR LIVING CORPORATION 
CONSOLIDATED STATEMENTS OF CASH FLOWS 

(unaudited, in thousands)  
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  Nine Months Ended  
 September 30,
  2010   2009  
Operating Activities     
Net income  $ 2,664  $ 1,999 
Adjustments to reconcile net income to net cash provided by operating activities:         

Depreciation  10,487  9,851
Amortization   —   11 
Amortization of deferred financing charges  248  253
Amortization of deferred lease costs, net   422   277 
Deferred income  (2,232)  (2,174)
Deferred income taxes   3,580   1,133 
Equity in the earnings of unconsolidated joint ventures  (8)  (59)
Gain on settlement of debt   (684)   — 
Provision for bad debts  139  257
Stock based compensation expense   783   902 
Changes in operating assets and liabilities:     

Accounts receivable   (828)   (897)
Accounts receivable from affiliates  78  631
Property tax and insurance deposits   (1,653)   742 
Prepaid expenses and other  135  2,532
Other assets   (2,719)   (489)
Accounts payable  (507)  (61)
Accrued expenses   5,234   (129)
Federal and state income taxes receivable   (1,749)   1,899 
Customer deposits  93  (206)

  
 
  

 

Net cash provided by operating activities  13,483  16,472
Investing Activities         
Capital expenditures  (6,370)  (6,343)
Acquisition of Signature Transaction   (2,000)   — 
Distributions from joint ventures  5,117  606
        

Net cash used in investing activities  (3,253)  (5,737)
Financing Activities         
Increase in restricted cash  (4,160)  (2,165)
Proceeds from notes payable   3,591   1,459 
Lease incentive from Signature Transaction  2,000  —
Repayments of notes payable   (8,220)   (6,563)
Increase in capital lease obligations   240   — 
Cash proceeds from the issuance of common stock  350  5
Excess tax benefits on stock options exercised   52   — 
Purchases of treasury stock  —  (934)
  

 
  

 

Net cash used in financing activities  (6,147)  (8,198)
        

Increase in cash and cash equivalents  4,083  2,537
Cash and cash equivalents at beginning of period   28,972   25,880 
   

 
   

Cash and cash equivalents at end of period  $ 33,055  $ 28,417 
  

 

  

 

Supplemental Disclosures     
Cash paid during the period for:         

Interest $ 8,261  $ 8,639
   

 

   

Income taxes  $ 1,094  $ 459 
   

 

  

 

 



                    

Capital Senior Living Corporation 
Supplemental Information  
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 Communities Resident Capacity   Units
  Q3 10   Q3 09   Q3 10   Q3 09   Q3 10   Q3 09  
Portfolio Data         

I. Community Ownership / 
Management         
Consolidated communities                         

Owned   25   25   4,058   4,058   3,503   3,503 
Leased 45  25 5,395 3,892   4,374 3,104

Joint Venture communities 
(equity method) 7  15 1,347 2,086   1,061 1,654

Third party communities 
managed 1  1 148 148   115 115

  
 
  

  
  

 
 

 

Total 78  66 10,948 10,184   9,053 8,376
                          

Independent living    6,784 6,784   5,695 5,695
Assisted living           3,449   2,685   2,740   2,063 
Continuing Care Retirement 

Communities           715   715   618   618 
               

 
   

            10,948   10,184   9,053   8,376 
Total                         

          
II. Percentage of Operating 

Portfolio         
Consolidated communities                         

Owned 32.1% 37.9% 37.1% 39.8%  38.7% 41.8%
Leased   57.7%  37.9%  49.3%  38.2%  48.3%  37.1%

Joint venture communities 
(equity method)   9.0%  22.7%  12.3%  20.5%  11.7%  19.7%

Third party communities 
managed   1.3%  1.5%  1.4%  1.5%  1.3%  1.4%

   
 
        

 
   

Total   100.0%  100.0%  100.0%  100.0%  100.0%  100.0%
          

Independent living           62.0%  66.6%  62.9%  68.0%
Assisted living    31.5% 26.4%  30.3% 24.6%
Continuing Care Retirement 

Communities           6.5%  7.0%  6.8%  7.4%
                   

Total           100.0%  100.0%  100.0%  100.0%



                    

Capital Senior Living Corporation 
Supplemental Information  
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Selected Operating Results Q3 10   Q3 09
I. Owned communities         

Number of communities  25  25
Resident capacity   4,058   4,058 
Unit capacity  3,503  3,503
Financial occupancy (1)   84.0%  85.8%
Revenue (in millions)  20.3  20.7
Operating expenses (in millions) (2)   11.7   11.5 
Operating margin  42% 44%
Average monthly rent   2,309   2,299 

II. Leased communities         
Number of communities  45  25
Resident capacity   5,395   3,892 
Unit capacity  4,374  3,104
Financial occupancy (1)   85.3%  81.7%
Revenue (in millions)  30.0  22.2
Operating expenses (in millions) (2)   16.4   12.3 
Operating margin  45% 45%
Average monthly rent   2,948   2,830 

III. Consolidated communities     
Number of communities   70   50 
Resident capacity  9,453  7,950
Unit capacity   7,877   6,607 
Financial occupancy (1)  84.7% 83.9%
Revenue (in millions)   50.3   42.9 
Operating expenses (in millions) (2)  28.1  23.8
Operating margin   44%  45%
Average monthly rent  2,652  2,546

IV. Communities under management         
Number of communities   78   66 
Resident capacity  10,948  10,184
Unit capacity   9,053   8,376 
Financial occupancy (1)  82.1% 80.7%
Revenue (in millions)   58.7   55.7 
Operating expenses (in millions) (2)  32.5  30.6
Operating margin   45%  45%
Average monthly rent  2,758  2,720

V. Same Store communities under management (excluding 3 communities with 
conversions)     
Number of communities   60   60 
Resident capacity  9,103  9,103
Unit capacity   7,519   7,519 
Financial occupancy (1)  85.0% 85.3%
Revenue (in millions)   53.0   52.9 
Operating expenses (in millions) (2)  29.0  28.2
Operating margin   45%  47%
Average monthly rent  2,727  2,716

VI. General and Administrative expenses as a percent of Total Revenues under 
Management         
Third Quarter (3)  5.3% 4.4%
First Nine Months (3)   5.1%  5.3%

VII. Consolidated Debt Information (in thousands, except for interest rates) 
Excludes insurance premium financing         
Total fixed rate debt  174,920  183,212
Weighted average interest rate   6.0%  6.1%

 

   

(1)  Financial occupancy represents actual days occupied divided by total number of available days during the month of 
the quarter.

 

(2)  Excludes management fees, insurance and property taxes.
 

(3)  Excludes acquisition costs incurred for the Midwest and Signature transactions.



                    

CAPITAL SENIOR LIVING CORPORATION 
NON-GAAP RECONCILIATIONS  

****  
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 Three Months Ended Nine Months Ended
  September 30,   September 30,  
 2010 2009 2010   2009
                  
Adjusted EBITDAR     

Net income from operations  $ 3,760  $ 4,219  $ 12,540  $ 12,264 
Depreciation and amortization expense   3,536   3,334   10,487   9,862 
Stock-based compensation expense 226 282  783  902
Facility lease expense   8,910   6,502   23,217   19,441 
Provision for bad debts 8 —  139  257
Casualty losses   —   —   161   — 
Transaction costs 223 —  369  —

  
   

  
 

Adjusted EBITDAR $ 16,663 $ 14,337 $ 47,696  $ 42,726
              

      
Adjusted EBITDAR Margin                 

Adjusted EBITDAR $ 16,663 $ 14,337 $ 47,696  $ 42,726
Total revenues   53,600   48,114   152,021   143,294 

   
 
  

 
  

 
  

 
 

Adjusted EBITDAR margin 31.1% 29.8%  31.4% 29.8%
  

   
  

 

      
Adjusted net income and net income per share                 

Net income $ 481 $ 750 $ 2,664  $ 1,999
Casualty losses, net of tax   —   —   101   — 
Transaction costs, net of tax 140 —  232  —
Gain on settlement of debt, net of tax   —   —   (431)   — 
Resident lease amortization, net of tax 88 —  88  —

              

Adjusted net income $ 709 $ 750 $ 2,654  $ 1,999
           

                  
Adjusted net income per share $ 0.03 $ 0.03 $ 0.10  $ 0.08

  
   

  
 

      
Diluted shares outstanding   26,703   26,351   26,671   26,339 

      
Adjusted CFFO and Adjusted CFFO per share                 

Net cash provided by operating activities $ 2,724 $ 5,096 $ 13,483  $ 16,472
Changes in operating assets and liabilities   3,358   (1,268)   1,916   (4,022)
Recurring capital expenditures (601) (505)  (1,667)  (1,515)

              

CFFO $ 5,481 $ 3,323 $ 13,732  $ 10,935
Casualty losses, net of tax   —   —   101   — 
Transaction costs, net of tax 140 —  232  —

           

Adjusted CFFO  $ 5,621  $ 3,323  $ 14,065  $ 10,935 
       

 

   

                  
Adjusted CFFO per share $ 0.21 $ 0.13 $ 0.53  $ 0.42

       

 

   



                    

 

Exhibit 99.2

0 Capital S en ior L iving Cor poration  



                    

 
1 F orward -Look ing Statement s T he for war d- lo oking s tatements  in this  presentation ar e subject to  cer tain ri sks  and uncertaint ies that cou ld cause r esults  to di ffer  materially, i ncluding, but  not witho ut limit at ion to, th e Com pan y's  abilit y to complete the r efinancing of  certain of  our whol ly owned commun ities,  realize the anticipated savings  related to such fi nan ci ng, find  suit ab le acqui sit ion prop er ties  at  favorable t er ms , financing, l icen sing,  busi ness  conditions , r isks  of  downturn s in econom ic conditions  generall y, satis factio n of clos ing condit ions  such as  those pertaining  to licensures,  av ai lability of  insurance at commerciall y reaso nab le rates and  chang es  in accountin g principl es  and int er pretatio ns among  others , and other  risks and factors  identif ied fr om time to  time in our  repor ts f iled with  the Securiti es and E xchange Co mmissio n The Company assu mes no o bligation t o update or supplement  forwar d-look ing s tatements i n this  presentation that b ecom e u ntrue because of  new info rmation, subsequent events  or ot her wise.  



                    

 
2 Company Ov er view Capital Senior  Li ving owns  and/or  operates 7 7 communit ies in 2 3 states  with t he abi lity to serve 11, 000 res idents70 of th ese communi ties ar e owned or leased with res ident capacity of  9,453Achieved 95%  approval r ating in 2 009 res idents ' satis faction sur vey  Owned Leased Joint  Ven ture 0.39 0 .49 0.12 I ndepen dent living  Ass is ted living CCRC 0.62 0.315 0.0 65 Units  by Ownership T ype Resident  Capacity Mix 



                    

 
3 T he Capi tal Advantage: Senio r L iving Opti ons Aver age 131 units  per I L comm unity wit h large common  ar eas and amenit iesSu pporti ve servi ces , wellness pr ograms , social, recreation al , and educat ional events  Average monthl y rate of $ 2,200 100%  priv at e pay Av er age length of  resi dent st ay  is 34  months  Independent L ivin g - 61%  of P ortf olio 



                    

 
4 T he Capi tal Advantage: Senio r L iving Opti ons Aver age 66 units  per AL  communit y Ass is tance with activiti es  of  daily livi ng such as  medication r eminders , bathin g, dressing  an d groom ing Average mont hly rate of  $3,400 96%  pri vate pay  Average length of  res ident s tay is 26 months  Assis ted L iving - 32% of  Por tfoli o 



  

 
5 Resi dent Demographi cs  at CSU Comm unities  Average age of r es ident: 85 yearsAver age age of res ident mo ving in: 82  year sAver age stay per iod: 2 -3 yearsPercent of  female res idents : 80% Resident tur nover is  pr imarily  at tribut ed  to death or n eed f or hi gher care 



                    

 
6 T he Capi tal Advantage: E stabli shed Oper at ing Platf orm (Resident Capacity by  State) CA. 407 AR. 17 3 AZ. 189  CT . 178 F L. 182  IA. 122 I L. 64 8 IN. 1,227  KS. 169 L A. 136 MI. 3 46 MN. 176 MO. 348 MS. 143 NC. 463 S C. 436 NE.  596 NJ.  98 NY. 387 OH. 1,2 28 OK. 143 T X. 2,852 VA. 153  



                    

 
7 T he Capi tal Advantage: Favor able Demographi cs  US p opulation 75+  years  old is  esti mated to gr ow by 3.8 mi llion thr ough 2015 Only 1.8 mi llion uni ts servin g a population o f 18.6 mi llion seniorsCurr ent 9.6%  penet ration r ate implies  demand gr owth of 4 5,000 units  per y ear  2007 2015 E as t 18.6 22.4 ( Popul at ion MM)  Sour ce: Center s f or Medicare & Medicaid Serv ices , Off ice of the Actuar y US Seni ors  Populati on Tr ends ( 75+ year s old ) Im plied demand gr owth of 4 5,000 units  per y ear  



                    

 
8 T he Capi tal Advantage: Favor able Suppl y Tr en ds S ource: 2010 AS HA/NIC Senio rs  Housi ng Constr uction T rends  Report 19 85 1986 1987 1988 1989 199 0 1991 1992 1 993 1994 199 5 1996 1997 1 998 1999 2000  2001 2002 2 003 2004 2005  2006 2007 20 08 2009 1462 9 21895 24810  27007 22342  23566 11651 11165 9442 11 513 13002 18 089 25345 37 129 45086 425 69 32590 225 51 19247 1518 5 11161 1418 2 12579 11855  15187 Net Gr owth in Unit s -  Pri vat e Pay Senior s Hou sing (IL /AL ) 66%  decl ine 



                    

 
9 T he Capi tal Advantage: Competit ive Streng ths E xperi enced on -si te, regional, and cor porate m anagement Larger  company economies  of scale an d sys tems  that yield o perating eff iciencies i n highly f ragmented i ndust ryStr ong ins titu tional relat ionsh ips ( debt and equity ) with f lexible owner ship str ucturesNimble platf orm and  organizational s tr ucture with regional oper at ing centers  in geogr ap hically concentrated mar ketsS olid r ep utation in i ndus try and 95%  res ident satis factionDisciplined und er writ ing and successf ul execution of  transactionsOperate multi ple levels of careSoli d balance sheet



                    

 
10 T he Cap ital Advantage: St rategy Maximize the value of  our oper ations .Enhance geogr ap hic co ncent ration and m ax imize competitiv e s tr en gths within each of ou r markets In cr ease levels  of care thr ough conver sion s to AL or  MC unit s, acquis ition  of commu nities  with levels  of care and expans ion of  ancillary servicesCapi talize on the fr agmented natur e of  the sen ior li ving indus tr y with its  lim ited access  to capital, demogr aphic demand and cons trained supply t o st rategically expand oper at ionsLeverage our  exist ing base o f operatio ns, s tr ong ins tituti onal relationships  and pr oven track r ecor d.



                    

 
11 20 10 Bu siness  PlanIncr ease occupancy and rateE xpense ManagementEx ternal Gro wthJV Acqui sit ionsL easesDirect acquis ition s int o Co mpany Th is 20 10 Business  Plan is  focused on operati ons, g rowth and enhancing  shareho lder value. 



                    

 
12 Gr owth In itiatives : Joint Ventur e Acqu isit ions  Join t venture par tnersBlacks tone Real Es tate Advisor sGE  Heal thcare Financial S ervicesP rudenti al  Real E st at e Inves torsSeven communi ties ar e owned with joi nt ventur e p ar tnersCo-inves t with joint ventur e partner s to p ar ticipate in econom ics:10%  Capital Senio r L iving90%  JV P artnersE ar n management f ees , retur n on equit y invest ment and potenti al  for addi tional incenti ves  



                    

 
13 E xample of  Join t Venture E conomics  Venture CSU P ar tner NOI  $ 8,000,00 0 Cap Rate 8.0%  Pur ch ase Pr ice $ 100,000,000 Debt  $ 70,000,000  Equit y $ 30,000,0 00 $3,000,000  $27,000,000 Revenues  $ 24,000,00 0 Mgt . Fees ( 5%)  $1,200,000  ROE  (14. 8%) $ 445,000 $ 4, 005,000 T otal Fir st  Year  Ret urn $1,64 5,000 $ 4,005, 000 Tot al  Retu rn %  54.8% 14 .8% 



                    

 
14 Gr owth In itiatives : Acquis ition/ Lease T ransact ions  Exampl e of  $100 mi llion acquis ition /lease tr an saction:  



                    

 
15 Recent Sign ificant T ransact ions Incremental I mpact Incr emental Imp act I ncremental I mpact (in  million s, except num ber  of pr operti es ) 



                    

 
16 I ncome Statement:  Q3 Comparison As  adjus ted in press  release 



                    

 
17 S ince 2006, CSU has  si gnificantly  str engthened its  balance sheetReduced total mo rtgage debt by $ 75.0 mill ionRef inanced or r etired $16 2 millio n of var iable rate debtReduced average interes t rate f rom 7. 5% to 6. 0% fi xedNo mort gage maturiti es  thr ough July 2015  on all fix ed  rate debt Balance Sheet Str en gth 



                    

 
18 Balance Sheet Balance Sheet As o f September  30, 2010 ( in mil lions) As  of S ept em ber 30, 201 0 (in m illions) 



                    

 
19 I nvest ment Highlig hts F avorable demogr aphics and  at tractive indu str y fundament al sE xperienced management team wi th demons trated abil ity to oper at e, acqui re and developPr edominately p rivate pay with  minimal f ederal regul at ionStr ong sam e-s tore commun ity net income gr owthAcquis itio n opport unities  in highl y fragm ent ed  indus tryE xis ting inf ras tructur e results  in low mar ginal integr at ion cos tFinancial lever ag e t hrough j oint ventur e partners  and RE ITS Convers ion init iatives wi th s ignifi cant r evenue and margin  growth



                    

 
20 Capital S enior L iving Cor poratio n 




