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Example Short Report 
 
By Gil Till, URBEK 
 
 
Subject: Hypothetical proposed IL/AL/MC seniors housing rental development. 
 
 
For this analysis, a hypothetical site was chosen southeast of the Ocean County Mall 
located in Toms River, New Jersey. 
 

 
 

Boundary based on a 13 minute drive time around the site. 
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The overall market (and labor market area) is Ocean County, New Jersey which has an 
estimated current total population of 1,365,572, and growing at a rate of 1.4 percent a 
year. The most recent employment data show that total employment in the county is near 
an all-time high, and an unemployment rate of 3.7 percent, similar to the national 
economy. 
 
The fastest growing age group county-wide is 65 to 74, increasing at an annual rate of 2.3 
percent – this is the leading edge of the seniors housing independent living market, with 
services. The age 75 and over population is nearly unchanged.  
 
For the primary market area (PMA), I have used a 13 minute drive-time around the site. 
This forms roughly a four mile wide by five mile long ellipse around the site. Today, the 
primary market for the subject development has an estimated total population of 135,520.  
 
Primary market areas for IL, AL, and MC have important and subtle differences. For 
example, middle-aged family members (age 45 to 64) might live anywhere in the county 
as they typically are not visiting an independent elder parent with as great a frequency as 
those with elders who are frail. Thus commuting patterns are relevant for adult children 
of frail elders. As a practical matter, this typically means that frail and cognitively 
impaired seniors tend to aggregate in the vicinity of the adult child!   
 
As the frequency of visits increase, the mom or dad ends up nearer the adult child. Local 
economies may attract middle aged children, with older, frailer seniors often following to 
these markets. It is important to look at both the labor market area population trends and 
the trends in the vicinity of the site concurrently. 
 
For example, the ratio of adult children to seniors age 75 and over in Ocean County at 2.4 
is far below the national average of about 4 to 1. The primary market ratio is nearly 
identical to the county-wide ratio. So the county and submarket, in this case, are mostly 
likely experiencing a net outflow of frail and cognitively impaired seniors to other 
markets with a larger employment base for the adult children such as the Philadelphia and 
New York metro areas. 
 
Results from the recently released 2017 5-year American Community Survey show that 
only about 45 percent of the movers age 75 and over in the come from inside the county. 
Nationally, the age 75 and over movers inside the county account for 60 percent of these 
movers. (The remainder come from outside the area, either within the same state or 
another state, and abroad.) In general, younger and healthier seniors are moving to Ocean 
County, while many frailer and memory impaired seniors are moving out. 
 
Median income of seniors age 75 and over in the county is near the median nationally; 
and, the median in the primary market is similar to those county-wide. County-wide, 77 
percent of the owner householders age 75+ own their homes without a mortgage – which 
is somewhat above the national average of 76 percent. But most seniors now living in the 
county should be able to sell their home, if they choose to do so. 
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Working through the demand calculations, I have estimated the long-term care demand in 
the primary area to be 883 beds at all income levels (this estimate includes late stage 
memory care sections in nursing homes). Medicare would add another 181 beds for a 
total demand of 1,064 beds. There are nearly 700 nursing homes beds in, or near, the 
center of the primary market; and nearly as many beds at the edge of the primary market. 
At best, the nursing home segment is built-out. 
 
From Summary Table I, we can only expect a portion to be assisted living demand. In my 
experience, the most recent American Community Survey data suggests that about half of 
the personal care demand can be served in a formal setting while the remainder is served 
in small adult family homes, home health providers, or family members. At an assisted 
living base rent with a minimal care component of $3,333 a month (an income of $50,000 
a year) for a small studio, assuming an 80 percent cost to income ratio, demand equals 
668. Using a factor of .5, the assisted living share is 334 (.5 x 668); or, a little less than 
that currently. At $4,000 a month (an income of $60,000), assisted living demand 
declines to 234 (.5 x 468).            
  
Working through the dementia care segment and assuming base rent of $3,958 and above 
for a small private room (or $50,000 a year), the total dementia care demand in the 
primary market would be 405. Half of the 405 demand equal 203. Using $60,000 a year 
as a cutoff, demand for frail but not cognitively impaired is 284 and memory care is 142.  
 
Given the age of the existing assisted living and memory care facilities, it probably 
makes sense to combine the assisted living (without cognitive issues) with the cognitively 
impaired outside nursing homes. This approach would yield a combined market of 537 at 
$50,000 and above; and 376 at $60,000 and up. The total supply in the primary market, 
today, is estimated to be 571. My judgement would be that the assisted living and 
memory care market, today, is over-built. 
 
Moving to the independent/congregate rental market, the demand estimates in Table II 
need to be combined from various columns. If we assume an income level of $50,000 a 
year (about $2,708 a month for a studio unit), the demand estimate includes 285 for one-
person households, and an additional 79 units among couples (assuming an income of 
$75,000) and rent near $4,063 for a small two bedroom unit, or large one-bedroom unit. 
So the independent living rental demand is 364 (285+79) if we include all potential 
product types at the assumed “rent” levels.  
 
At the same rent/fee level ($2,708), if we subtract all of the overlap (60) from the 
entrance fee demand (469) we have 609 in addition to the 354 IL rental demand. Based 
my experience, at most half of the 469 entrance fee (or 235) might choose a rental 
alternative. The result is that 364 plus 235 which equals 599. The active adult rental 
market adds another 193 units of demand at a rent of $2,000 and above; a grand total of 
792. Spring Oak, The Haven, Leisure Park, and Harrogate Life Care have a total of 854 
units. Most of these are at the edge of the primary market, but most of the units are 
decades old.                       
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Conclusions and recommendation: 
 
 
The PMA has a total population, today of 135,520. This is a large market. Income levels 
for seniors in the primary area are near the county-wide and higher, and about the same 
as nationally. Unemployment is low and total employment is near a historic high.  
 
However, the ratio of adult children (age 45 to 64) divided by the number of persons age 
75 and over is only 2.4 compared to a ratio of 4.0 to 1 nationally. The low ratio indicates 
a net outflow of frail and cognitively impaired individuals. In general, there is an inflow 
of younger, healthier individuals age 65 to 74, but as their care needs increase, they are 
moving back to larger urban markets with higher concentrations of adult children. This 
story is similar to Florida coastal markets.  
 
In the PMA, overall, the supply of nursing home beds, assisted living units and memory 
care beds, is built-out. Most of the independent living units are in developments dating 
back decades, so there may room for more modern IL or age restricted rental product 
with, for example, a washer and dryer in all the units. 
 
 
 
 
Gilbert Till, President 
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Summary Tables 
 
 
 
Primary market area population as of January 1, 2022: 135,264 
 
 
 

SUMMARY DEMAND FOR SENIORS HOUSING BY INCOME AND RENT 
Table I of IV 

 
13 Minute Drive Time Primary Market Area 

Ocean County, New Jersey 
 

As of January 1, 2022 
 

 
 

Current 
Income 

 
Nursing Home 

LTC Beds 
(exclds. Medicare) 

 

 
Dementia 

Moderate to severe 
(outside NH) 

 
Personal Care 

3+ ADL’s (Home 
Health plus AL) 

@ 95% of income @ 95% of income @ 80% of income 
Persons Rent Persons Rent Persons Rent 

Total 883 NA 1,766 NA 2,906 NA 
$35,000+ 309 $2,771 692 $2,771 1,139 $2,333 
$40,000+ 246 3,167 565 3,167 930 2,667 
$50,000+ 169 3,958 405 3,958 668 3,333 
$60,000+ 112 4,750 284 4,750 468 4,000 
$75,000+ 71 5,938 188 5,938 310 5,000 
$100,000+ 40 7,917 111 7,917 184 7,917 

 
Source: URBEK (http://www.urbek.com/fha_market_analysis.htm). 

 
 
Note: The overlap among market segments shown above has been eliminated. The 
demand for nursing home beds is calculated first; then the incidence (outside nursing 
homes) of middle-to-late stage dementia is calculated and subtracted from the estimate 
for frail individuals with three-or-more personal care limitations (such as those needing 
help with dressing, bathing or transferring), but not cognitively impaired. Demand 
estimates can be added across the table, but not down. Existing supply must be subtracted 
from these demand estimates to obtain the remaining potential market opportunities. 
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Summary (cont.) 
 
Next, an estimate is made for congregate housing which includes those with one-or-more 
limitations in instrumental activities such as shopping, meal preparation, or housekeeping 
but who are not frail nor cognitively impaired (these residents may choose unbundled 
services in an assisted living development). In addition to those needing assistance with 
instrumental and/or personal care activities of daily living, some householders age 75 and 
over will simply choose to live in congregate housing for security, to be among friends, 
near relatives, or for convenience. 
 
The table below shows an estimate for these remaining demand segments. Estimates can 
be added across the table, but not down; and estimates in Table I and Table II can be 
added across income classes since all of the overlaps have been eliminated. 
 

SUMMARY DEMAND FOR SENIORS HOUSING BY INCOME AND RENT 
Table II of IV 

 
 13 Minute Drive Time Primary Market Area 

Ocean County, New Jersey 
 

January 1, 2022 
 

 
 

Current 
Income 

Congregate/ 
Independent 
 One person 
Households 

Congregate/ 
Independent 
Two person 
Households 

Total 
demand 
across 

the 
columns @ 65% of income @ 65% of income 

Units Rent Units Rent Units 
Total 1,468 NA 235 NA 1,703 

$35,000+ 517 $1,896 185 $1,896 702 
$40,000+ 412 2,167 167 2,167 579 
$50,000+ 285 2,708 138 2,706 423 
$60,000+ 191 3,250 110 3,250 301 
$75,000+ 123 4,063 79 4,063 202 
$100,000+ 72 5,416 48 5,416 120 

 
Source: URBEK (http://www.urbek.com/fha_market_analysis.htm). 

 
 
Note: The results shown above assume a balanced housing market – no extremely high or 
low rental vacancy rates. Excessive rental vacancy rates will reduce the demand shown 
above because potential residents will have more housing choices at lower prices, while 
unusually low rental vacancy rates restrict choices, raise rents and increase the demand 
for congregate housing. Also, demand at the highest “rent” ranges could be satisfied by 
sales housing in a continuing care retirement community. 
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Summary (cont.) 
 
Homeownership is status earned through years of hard work, and it is status not easily 
given up, particularly by couples. An entrance fee development typically draws more 
than 40 percent couples, many of whom are in the age 70 to 74 groups, while a traditional 
independent living rental development draws closer to 90 percent one-person 
householders age 75 and over. In general, entrance fee developments serve a different 
market than traditional rental properties, but there is a small overlap as some higher 
income couples (and perhaps more sophisticated investors) may choose to invest the 
proceeds of the sale of their home and pay rent. For the vast majority of couples, 
however, the entrance fee alternative has the “look and feel” of a move to a condominium 
and some psychological sense of homeownership. In contrast, one-person homeowners, 
living alone, face a different set of stresses and often choose a seniors housing rental 
alternative as readily as they might an entrance fee alternative, assuming they can afford 
either. 
 

SUMMARY DEMAND FOR SENIORS HOUSING BY INCOME AND RENT 
Table III of IV 

 
13 Minute Drive Time Primary Market Area 

Ocean County, New Jersey 
 

As of January 1, 2022 
 

 
 
 

Current 
Income 

Congregate/ 
Independent 

 Rental Option 
(mostly one-person 

households) 

 
 

Overlap 

Potential 
Independent 
Entrance Fee 

(mostly two-person 
households) 

 
 

Excludes 
overlap 

@65% of income  @65% of income  
 

Units 
Monthly 

Rent 
 

Units 
 

Units 
Monthly 

fee 
Total 
units 

Total 1,703 NA 150 1,295 NA 2,848 
$35,000+ 702 $1,896 150 704 $1,896 1,256 
$40,000+ 579 2,167 150 607 2,167 1036 
$50,000+ 423 2,708 115 469 **2,708 777 
$60,000+ 301 **3,250 90 353 3,250 564 
$75,000+ 202 4,063 60 239 4,063 381 
$100,000+ 120 5,416 35 138 5,416 223 

 
Source: URBEK (http://www.urbek.com/fha_market_analysis.htm). 

 
** The entrance fee in effect “buys-down” the monthly cost for services. Ideally, an older 
couple sells their home at a price that allows them to make a “lateral” move to the 
continuing care setting with no out-of-pocket costs. So, the entrance fee has to be set a 
level consistent with local prices for existing homes.                                                         7 
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Distributing the primary market total 1,167 potential active adult rental market by income 
yields the following. This includes both income restricted and market rate households. 
The rent levels are scaled to the upper quartile shown in the most recent American 
Community Survey income distributions. Experience shows that the upper quartile of the 
best reflects attainable rents for market rate age-restricted housing.  
 
 

ACTIVE ADULT DEMAND DISTRIBUTED BY SELECTED RENT LEVELS 
 

Table IV of IV 
 

For the 12-month period ending January 1, 2020 
 

13 Minute Drive Time Primary Market Area 
Ocean County, New Jersey 

 
Active Adult Rental Demand 

 
Rent Level 

excluding utilities 
(in current dollars) 

Demand 
by 

Rent Interval 

Cumulative 
Demand 
Schedule 

Rental 
Demand at 
or above 

Under $750 496  1,167 Total 
$750  to $1,000 103  671 $750 + 

$1,000 to $1,250 179 568 $1,000 + 
$1,250 to $1,500 90 389 $1,250 + 
$1,500 to $1,750 65 299 $1,500 + 
$1,750 to $2,000 41 234 $1,750 + 
$2,000 and above 193 193 $2,000 + 

Total Market 1,167 NA NA 
 

Source: URBEK. (http://www.urbek.com/fha_market_analysis.htm). 
 
 
If we narrow the rent to $2,000 and above (excluding utilities), the potential shrinks to an 
estimated 193 units – this is basically the market for new or substantially rehabilitated 
active adult rental housing without income restrictions. The highest priced units are 
mostly among households shifting from owner occupancy to renter occupancy in part 
simply as a lifestyle change. They have roots in the community (including health care 
alternatives) and are likely to remain in the community. These households are not 
typically seeking “destination” resort type rental housing. The key elements for local, 
market rate, age-restricted rentals would be a secure, elevator building; large units; and 
ample parking.  
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