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Introduction

MERCY CARE

Founded in 1985 in Atlanta, Georgia, Mercy Care operates as a federally qualified health
center and Atlanta’s only healthcare program for the homeless.! A subsidiary of Saint
Joseph’s Health System and Trinity Health, Mercy Care serves approximately 60% uninsured
patients, with 75% of patient incomes below the federal poverty line.?

MERCY CARE
PATIENTS

UNINSURED BELOW FEDERAL

POVERTY LINE

Mercy Care’s housing focus emerged in 1981 when the Sisters of Mercy founded Mercy
Housing after identifying affordable housing as crucial to health outcomes.® In 2011, Mercy
Care joined the Atlanta Regional Collaborative for Health Improvement (ARCHI), cementing
housing as central to its health strategy.* Mercy Care’s first housing partnership provided
land to Mercy Housing Southeast (a separate national nonprofit also founded by the Sisters
of Mercy) in 2017 to build housing on the campus of its health clinic in Chamblee (a suburb
of Atlanta). Looking to build on the success of this partnership, Mercy Care sought a
partner and co-owner to develop housing on the campus of its downtown clinic. They
selected Pennrose and began the work to design and build McAuley Station.

Exterior of McAuley
Station Phase |
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McAuley Station Phase I

Furnished model
apartment unit at
McAuley Station.

Completed in 2024, McAuley Station Phase | comprises 170 units at 375 Gartrell Street SE in
Atlanta’s Sweet Auburn neighborhood, adjacent to Mercy Care’s Decatur Street clinic.®
Named for Sisters of Mercy founder Catherine McAuley, the complex offers:

¢ 10 respite units for Mercy Care patients

* 30 permanent supportive housing studio apartments

* 130 units for individuals with incomes between 60% to 80% of area median income
(AMD

FY 2026 AREA MEDIAN INCOME®
ATLANTA-SANDY SPRINGS-ROSWELL METROPOLITAN AREA

1 PERSON 4 PERSON

30% AMI $ 24,750 $ 35,340
50% AMI $ 41,250 $ 58,900
60% AMI $ 49,500 $ 70,680
80% AMI $ 66,000 $ 94,420
100% AMI $ 82,500 $ 117,800

Amenities include rooftop deck, fitness center, community room, on-site wellness center,
and a 311-space parking deck shared with the Mercy Care clinic.”®
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2016
St. Joseph’s Health
System purchases land

2020

Pennrose joins as
co-developer, co-owner,
and property manager

2022

Clinic expansion is complete;

Housing construction starts

2024

Complex opens
2025

Leasing is complete

McAuley Station Phase I continued

DEVELOPMENT TIMELINE

Planning began in 2016 when St. Joseph’s Health System purchased adjacent land to
expand the Decatur Street clinic.? After a Request for Quotes (RFQ) process, Pennrose
joined as co-developer, co-owner, and property manager in 2020. The clinic’s
36,000-square-foot expansion was completed in early 2022, with housing construction
starting May 2022. Despite delays, the complex opened in October 2024 and completed
leasing by March 2025.4°

PENNROSE

Pennrose is a national affordable housing developer based in Philadelphia, with over 200
properties nationwide since 1971." Mercy Care selected Pennrose for its experience,
integrated property management services, and sustained involvement with developments.

PERMANENT SUPPORTIVE HOUSING

Permanent supportive housing (PSH) provides long-term affordable housing with case
management and voluntary supportive services for individuals experiencing homeless-
ness.? In McAuley Station, the 30 PSH studio units received $1.2 million from Partners for
HOME and remain subsidized by the Atlanta Housing Authority’s HomeFlex Project Based
Voucher Program, ensuring rent stays under 30% of residents’ monthly income.>™

Partners for HOME manages Atlanta’s PSH Coordinated Entry System (CES), evaluating
households’ vulnerabilities and barriers to determine eligibility and prioritize access.” While
Mercy Care coordinated with Partners for HOME to prioritize patients for McAuley Station
PSH units, patients retained freedom to select alternative housing.

Partners for HOME provides case management while Mercy Care delivers medical, dental,
vision, and behavioral health services next door. With patient consent, the organizations
collaborate to address residents’ needs. CEO Kathryn Lawler explains:

“We try to work very closely, at the patient’s discretion, to ensure ready access to
appointments. If case managers identify issues potentially related to psychiatric

concerns, they can work together with permission.”
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McAuley Station Phase I continued

FINANCING

The $50.5 million development utilized multiple funding sources:®

* Approximately $30 million: Private equity from Truist Bank via Low Income Housing
Tax Credits (LIHTCs)

¢ Federal funds: HOME Investment Partnership Program and National Housing Trust
Fund (via Georgia DCA)

e $1.2 million: Partners for HOME grant for PSH units

* $3.82 million: Trinity Health loan

* $4.37 million: Saint Joseph’s Health System for parking deck

Mercy Care relied on Pennrose’s financing expertise to stack multiple funding streams, allowing

investment without bearing sole capital responsibility.”™
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Key Takeaways

POLICY RECOMMENDATIONS FOR SUPPORTING HEALTH-HOUSING SOLUTIONS

McAuley Station Phase | faced leasing challenges due to rental debt among otherwise-
qualified applicants, largely accumulated post-COVID-19.4 Several policy measures could
reduce rental debt’s impact:

Rental debt relief:
Allocate state funds through mechanisms like the State Housing Trust Fund for
the Homeless to cover debts for qualified applicants.

Master lease facilitation:

Streamline state policies regarding contracting and insurance to enable medical
providers to hold master leases over housing units, supporting patients needing
safe, short-term housing (like Mercy Care’s ten respite units).

Co-located housing preferences:

Institutionalize agreements between medical providers and housing developers
allowing patients to access housing co-located with their medical provider when
they reach the front of housing waitlists, similar to the Mercy Care-Partners for
HOME arrangement.

UPLIFTING TENANT AUTONOMY

Mercy Care recognizes that just having a clinic on the same campus does not necessarily
increase the use of health services. But together, Pennrose and Mercy Care are committed
to helping residents improve their health. Lawler notes:

“We’re working hard to ensure everyone knows the clinic is available. There are
perception issues... people need to hear something seven to ten times before they
really hear it, that Mercy Care is for everybody, operates on a sliding scale or at

no cost, and that you are eligible for care.”

Mercy Care adopts a holistic efficacy view, emphasizing access, patient trust, and commu-
nity well-being through metrics like clinic utilization by address, visit completion rates,
prescription adherence, tenant retention, and perceptions of safety and belonging. Lawler
explains: “As we grow, we're examining community well-being. Proximity and cost should
no longer be issues for anyone living next door needing healthcare. We really need to
determine: are you achieving enough stability to imagine thriving? What does thriving look
like for you?™

GEORGIANS FOR A HEALTHY FUTURE / MCAULEY STATION: A HEALTH-HOUSING PARTNERSHIP MODEL



Key Takeaways continued

PARTNERSHIPS EASE HOUSING DEVELOPMENT

Healthcare organizations can expand into housing without becoming developers
themselves. While heavily involved, Mercy Care didn’t assume sole responsibility for the
development of McAuley Station. The organization provided land, contributed financially,
and maintains a master lease on ten units.

Partnering with Pennrose allowed Mercy Care to leverage development expertise,
particularly for complex elements including shared parking ownership, PSH integration,
and master lease arrangements. Pennrose handled fund-stacking and continues as
property manager.

Lawler emphasizes multiple approaches:

“There are a thousand ways to do it. You don’t have to own property. You can
participate in loan pools. You can get a return on investment. You don’t have to just
give money away. There are many ways to show up in this space without it being an
enormous lift for your healthcare organization... You will still be who you are.

You will have just made an investment in a critical community concern impacting

both workers and patients.”™

FINANCIAL INCENTIVES FOR HEALTH-HOUSING INVESTMENTS

Healthcare organizations may enjoy funding advantages due to health-housing
intersections. McAuley Station Phase | scored higher on funding applications because of its
healthcare connection. Georgia’s Qualified Allocation Plan (QAP) for Housing Tax Credits
prioritizes developments that bolster health outcomes, offering additional points for
characteristics like proximity to medical care or on-site health services.”®

Additionally, nonprofit hospitals can apply housing spending toward community benefit
obligations. Under federal law, nonprofit hospitals must provide community benefit

to maintain tax-exempt status.” Housing activities qualify if hospitals document “how
community building activities promote community health.””® Such expenditures can there-
fore fulfill community benefit requirements.
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Key Takeaways continued

“A RECIPE, NOT A UNICORN~”

McAuley Station Phase | offers a replicable roadmap for healthcare organizations
addressing patient housing needs. While developments differ based on context, core
building blocks remain consistent: capital pathways, service integration, and upholding
tenant rights.

ﬁ Capital contributions:
e Health entities can customize contributions, including land and equity
(like Mercy Care), loan pools, concessional loans, or master leases. This
allows for flexibility, so contributions can match organizational capacity.

Service integration:

ﬁ Organizations have multiple options, including co-location (as Mercy
Care did), memorandums of understanding with supportive housing
providers for coordinated case management, or data sharing protocols
with patient consent.

Tenant autonomy:

ﬁ Health entities can demonstrate return on investment (ROI) through
policy-relevant measures like residents who seek medical care at the
clinic, visit completion rates, prescription adherence, retention, and
perceived safety. In addition, resident length of stay in the unit can be
tracked as a measure of broader health and stability. Recognizing how
important community and a sense of belonging are to individual wellbe-
ing, healthcare organizations can help build community inside the
housing development through activities, programming, and building
trusted relationships with residents.

This model demonstrates that healthcare organizations can meaningfully address housing
as a health determinant while maintaining their core mission and values.
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