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Primary Market Area (PMA) 
 

The Primary Market Area (PMA) is the most likely geographic area from which a project would draw its 
support and competition.  Often these areas have been combined with other adjacent Metropolitan 
Statistical Areas (MSA) into a larger consolidated PMA.  The Primary Market Area (PMA) is generally 
defined as a geographic area from which a multi-family housing project is expected to draw the majority of 
its residents.1  It is common to start with a 5-10 mile radius around the project site. The PMA is then 
further defined after an analysis of: 
 

 Census data and tracts 
 Transportation and 

commuting patterns 
 Neighborhood boundaries 
 Availability of services and 

shopping 
 Demographic and 

development trends 
 Competitive environment 

 
Secondary Market Area (SMA) is a 
portion of a greater market area 
and/or MSA that supplies additional 
support t beyond that provided by the primary market area2. 
 
PMA (PRIMARY MARKET AREA) 
The map above defines the boundaries of the PMA for this study. The center of the project study area can 
be described as the Village of Cazenovia located in the: Town of Cazenovia, Madison County and New 
York State.  The Village of Cazenovia is located in the central part of New York state along Route 20, a 
major highway running east-west. Cazenovia is approximately 30 miles southeast from the City of 

Syracuse and less than 10 miles south of 
Interstate 90. The village is situated above 
the fall line of the Niagara escarpment and 
surrounded by steep upland grades. 
Cazenovia Lake forms the northwestern 
boundary while Chittenango Creek curls 
around the southern and eastern edges of 
the village3. 
 
 

                                                      
 
 
1  Primary Market Area Definition by The National Council of Affordable Housing Market Analysts (NCAHMA) is an 

autonomous council formed within the National Housing and Rehabilitation Association (NH&RA) 
2  Secondary Market Area Definition by the Missouri Housing Development Corporation, Market Study Terminology, 2008 
3  Village of Cazenovia, by Livingplaces by Gombach Group website; 

http://www.livingplaces.com/NY/Madison_County/Cazenovia_Village.html 

Map 1-PMA 

Map 2-PMA 
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The PMA is composed of 18 census 
tracts in Madison and Onondaga 
Counties. The Village of Cazenovia is 
located in Census Tract 305.01 in the 
County of Madison.  
 
SMA (SECONDARY MARKET AREA) 
The adjacent map defines the 
boundaries of the SMA for this study. 
The Syracuse and Utica MSA has the 
greatest potential impact for providing 
additional support for the development 
of senior housing in the greater 
Cazenovia area.   Cortland and Oneida 
Lake may provide some additional support.  The SMA impact will be assessed in Section 8, Demand 
Analysis and Forecast. 
 

The predominant development pattern in the PMA is a mix use of: (1) single family housing;  
(2) agricultural; (3) academic and public schools; (4) recreational and park; and (5) commercial 
and retail development.  The aerial photo above illustrates this development pattern.  
 
 

Aerial Photo 1-
Cazenocia, NY 

Map 3-PMA 
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COMMUNITY AND HISTORY 
Situated south of the Erie Canal, Cazenovia never became a large commercial or industrial center, as did 
neighboring cities of Utica and Syracuse; instead it remained relatively small and isolated. The population 
in the PMA is about 66,200 people, bolstered annually by students of Cazenovia College and summer 
residents. A serenity and timelessness pervades the Village, reflected in its quiet tree-lined streets, 
carefully maintained nineteenth-century residences, and homogenous Victorian period commercial 
blocks, largely undisturbed by modern improvements4.  
 
The Village was founded in 1793 as a Holland Land Company venture by John Lincklaen. The original 
street layout of the Village, its relation to the lake, and the location of early houses, Village parks, hotels, 
and churches, are all essentially intact and reflect the earliest decisions of its founders. Historically, 
Cazenovia has evolved from its initial industry of mills and manufacturing companies along its waterways 
and as a farming community that utilized the rich agricultural soils throughout the Town. In the mid-1800s 
Cazenovia "settled into the mold of an established country town, prosperous, but not flamboyant." The 
presence of "its cool summers, pleasant scenery, and sparkling lake waters offered an ideal attraction for 
sweltering residents of Syracuse and the large eastern cities seeking a vacation spot" (Village of 
Cazenovia Comprehensive Plan, 1991). Wealthier families purchased lakeshore land and built "summer 
cottages". On its western edge were the larger holdings of founders and community leaders while mills 
and other industries developed on its eastern boundary, taking advantage of the waterpower potential of 
Chittenango Creek5. 
 
LOCATION TO LOCAL AND REGIONAL AMENITIES  
The proposed project is approximately 30 miles southeast of Syracuse, NY and less than 10 miles from 
Interstate 90. The Village is located on the southeast shore of Cazenovia Lake. Cazenovia Village is 
within:  
 

General  
10 miles of Wegmans and other major retail chains 
0-15 miles of most cultural events and museums 
5 miles of most medical offices and services 
10 miles of public transportation 

Hospitals 
 17 miles of Oneida City Hospital (Oneida, NY) 
 20 miles of Crouse Memorial Hospital (Syracuse, NY) 
 20 miles of Richard H. Hutchings Psychiatric Center (Syracuse, NY) 

Airports  
21 miles of Syracuse Hancock International (Syracuse, NY) 
36 miles of Oneida County (Utica, NY) 
51 miles of Greater Binghamton/Edwin A. Link Field (Binghamton, NY) 
22 miles of Hamilton Municipal (Hamilton, NY) 
 
 

 

                                                      
4 Ibid 
5 Ibid 
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Colleges and Universities 
0 miles of Cazenovia College (Cazenovia, NY) 
14 miles of SUNY Agricultural & Technical at Morrisville (Morrisville, NY) 
17 miles of Le Moyne College (Syracuse, NY) 
22 miles of Syracuse University (Syracuse, NY) 
22 miles of SUNY-ESF (Syracuse, NY) 
23 miles of Colgate University (Hamilton, NY) 

 
Library  

0 miles of Cazenovia Public Library (Cazenovia, NY) 
 
FACTORS IMPACTING PRIMARY MARKET AREA BOUNDARIES 
 
Population and Household Counts 
The number of households and their distribution in a market area is directly proportionate to its 
geographic size within an individual market. Total householders residing in a market area can greatly 
influence demand calculations.  The project site is the center of the PMA making the best representation 
of the area population and most likely area from which residents could be drawn. The table below 
describes the PMA in terms of census tract and/or towns. See Section A8 of the Appendix for town maps. 
 
General Demographics 
The socio-economic composition of a market area including income, household size, and tenure can be 
largely influenced by the erroneous inclusion or exclusions of non-comparable areas. The population in 
the PMA is spread and consistent with a rural community. The demographics of the PMA are the best 
representation of the likely source of residents for this proposed project.   
 
 
 
 
 
 
 
 
 
 
 
Demand 
Too large of a market area may result in overstating demand for a proposed development. Conversely, 
too conservative a market area may discount the demand for new product, especially if a lack of quality 
housing currently exists.  The proposed PMA follows guidelines developed by HUD. The PMA is an 
accurate representation of the market.  
 
Supply Analysis 
While a larger market area generally includes higher household totals, it likewise may include a higher 
number of directly comparable units. If using demand methodologies that net out recently constructed and 
comparable rental units from the demand estimate, the increase in the number of comparable units can 

Table 2.1-PMA 

Census tracts in PMA 

Madison County 

304.02 304.03 305.01 305.02 306 307 

308      

Onondaga County 

148 149 150 151 152.01 152.02 

152.03 153 157 159 169.02  
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outweigh the increase in demand. The PMA is impacted by the location of comparable rental stock. An 
analysis of the Madison and Onondaga Counties illustrates specific land use patterns important to this 
project.  
 
Competitive Stock 
The existing rental stock surveyed for a market study is dependent on the number of rental properties in a 
given market and therefore the boundaries of a primary market area. If existing developments are going 
to be used as "comparables" they should be located in the primary market area if possible.  The 
competitive stock and projects perceived to be similar were taken into consideration and impacted the 
PMA boundaries. 
 
Attainable Rents  
If the market area includes non-comparable areas, the analysis may use comparable projects that 
suggest that a project can achieve rents that are significantly higher or lower than the rents its micro 
location will support. The PMA shows evidence to support higher prices for both owner occupied and 
rental properties. 
 
Competitive Properties 
A primary consideration in defining a market area is identifying those locations that offer alternative 
opportunities to a potential renter for a subject site. The managers of existing comparable properties near 
the site are excellent sources in determining those competitive locations.  
 
Accessibility  
Available transportation linkages, including both traffic arteries and mass transit options, can influence the 
size of the market. Mass transit can have a significant impact on projects addressing very low income 
households for which transportation options may be limited. The subject property is easily accessible from 
the major thorough-fare such as Routes 20, 92 and 13. Interstate 90 is within 10 miles of the Village of 
Cazenovia. The major and secondary highways did not heavily impact the PMA.   
 
Natural Boundaries 
Natural boundaries, including rivers and mountains, can restrict the movership within a market due to lack 
of accessibility. Natural boundaries did not significantly impact the PMA boundaries. 
 
Housing Product Characteristics 
The availability of a unique structure such as a high rise, may alter the typical draw of a potential project.  
 
Market Perceptions  
Whether grounded in reality or not, market perceptions can be a significant determinant of market area 
boundaries. Social stigmas often exist within sub-markets. Residents from one side of a submarket may 
not move to a close by neighborhood, regardless of housing opportunities. The construction of a new, 
attractive, rental community may not necessarily relieve this perception.  The PMA is composed of 
townships from Madison and Onondaga Counties and represent the market and the realities of this PMA. 
 
Commuting Patterns 
The time spent commuting and employment destinations can often reveal distinct patterns. High 
percentages of workers with long commutes or working in neighboring counties are often indicators of a 
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lack of affordable housing options near employment centers. Route 20, 92 and 13 represent the primary 
transportation corridor running from the northwest, southwest and northeast through the PMA. Their 
impact is significant. 
 
Target Market 
Proposed developments targeting a special needs population such as seniors generally draw from a 
larger geographic region. Given the smaller pool of qualified householders, the location and quantity of 
comparable stock is of additional importance. An acceptable market area for a family oriented rental 
community will often be too conservative for a rental community targeting senior rental householders.  
Special consideration was given to the target population in this PMA.  
 
FACTORS IMPACTING SECONDARY MARKET AREA  
 
MSA (Metropolitan Statistical Areas) 
The Secondary Market Area is impacted by the Greater Syracuse Metropolitan Area. This impact will be 
discussed in the Demand and Forecast section of this study.  The concentration of new development and 
senior housing in the northwest corridor will influence decision-makers when choosing senior housing. 
 
Competitive Project Clusters 
There are senior housing project clusters in the Route 5 and 92 corridors outside the PMA that will 
influence senior choices for housing and services. The impact of these clusters will be discussed in the 
Demand and Forecast section of this study. 
 
Transportation Networks Linked to PMA 
Transportation networks available in Onondaga and Madison Counties already have impacted the PMA.  
The Secondary Market Area transportation options do impact the decision makers and influence their 
housing choices.   
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Demographic Profile 
 
A demographic profile is a term used to describe a population’s characteristics and segments. This 
typically involves age, social class, housing, and income bands. This profile has been compiled to 
examine changes to population, households and income segments in the greater Cazenovia, NY area. 
These changes or trends are focused on seniors 55 years and older.  
 
POPULATION  
As described in Section 2 of this study, the PMA is composed of 18 census tracts in Madison and 
Onondaga Counties. The population of the PMA in 2000 was 67,581, an increase of 6.1% from 1990. 
Since 2000 the PMA population has declined .09% to 65,862 per the US Census 2008 estimates. The 
population of Madison County (Est. 2008) is about 69,700, up 0.5% from 2000. Onondaga County’s 
population is approximately 452,600, down 1.4% from 2000. The two counties blended population in 2008 
is estimated to be about 522,400, down 0.9% from 2000.  
 
In 2000, the median age in the PMA was 37.1 years compared to 41.7 years in the Town of Cazenovia. 
Over 30% of the population was under 20 years, and 22% was over 55. In the US Census’s 2008 
population estimates, only 25% was under 20 and 28% was 55 years and older. These changes 
represent a trend started in the 1990’s. 
 
The average household size for owners and renters has remained stable with minor changes.  
Homeowner’s household size has declined from 2.90 in 1990 to 2.87 in 2000. Renter’s household size 
has increased from 2.30 in 1990 to 2.37 in 2000.  
 

Table 3.1 PMA Population Analysis 
PMA 

 Actual Estimated 
 1990 2000 2006 2008 2009 2010 2011 2012 2013 2014 2015 

Under 5 years       4,492  4,313       3,573        3,598        3,623        3,649        3,696        3,734        3,765        3,789       3,887  
5 to 9 years       4,892  5,248       3,865        3,813        3,762        3,710        3,728        3,742        3,753        3,762       3,799  

10 to 14 years       4,551  5,741       4,388        4,316        4,245        4,173        4,148        4,128        4,112        4,099       4,047  
15 to 19 years       6,064  5,235       4,850        4,917        4,983        5,050        5,013        4,984        4,960        4,941       4,866  
20 to 24 years       4,184  3,396       4,816        4,963        5,111        5,258        5,299        5,331        5,357        5,378       5,461  
25 to 34 years       9,150  6,720       7,383        7,491        7,599        7,708        7,857        7,977        8,073        8,149       8,456  
35 to 44 years 10,554  11,654       8,284        7,886        7,487        7,088        6,976        6,886        6,815        6,757       6,528  
45 to 54 years       7,330  10,374     10,134      10,257      10,380      10,502      10,393      10,306      10,236      10,180       9,956  
55 to 59 years       2,873  3,582       4,277        4,373        4,470        4,566        4,642        4,702        4,751        4,790       4,945  
60 to 64 years       2,746  2,850       3,162        3,348        3,533        3,718        3,773        3,817        3,853        3,881       3,995  
65 to 74 years       4,172  4,702       5,321        5,438        5,554        5,671        5,834        5,965        6,069        6,153       6,488  
75 to 84 years       2,079  2,892       3,862        3,809        3,756        3,703        3,695        3,688        3,683        3,679       3,663  

85 years and over          634  874       1,612        1,653        1,695        1,736        1,755        1,770        1,782        1,791       1,829  
Total 63,721 67,581 65,527 65,862 66,197 66,532 66,809 67,031 67,209 67,351 67,919 

Seniors 55+ 12,504 14,900 18,235 18,621 19,007 19,393 19,698 19,942 20,138 20,294 20,919 
% Seniors 55+ 19.62% 22.05% 27.83% 28.27% 28.71% 29.15% 29.48% 29.75% 29.96% 30.13% 30.80% 

Under 20 19,999 20,537 16,676 16,644 16,613 16,582 16,586 16,588 16,590 16,592 16,599 
% Under 20  31.4% 30.4% 25.4% 25.3% 25.1% 24.9% 24.8% 24.7% 24.7% 24.6% 24.4% 
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HOUSEHOLDS 
There have been changes in the composition of households in the PMA.  There are approximately 24,500 
households in the PMA according to the 2000 US Census, representing a 10% increase from 1990. About 
19,600 of these households are owner occupied and 4,900 are renter occupied. The number of rental 
units increased by 7% since 1990, while owner occupied units increased by 11%.  The rental vacancy 
rates increased from 5.8% in 1990 to 7.1% in 2000.  
 
Among head of households, homeowners experienced significant growth for those ages 45 and older, 
with segment increases ranging from 16-63% in 1990 to 2000.  Rental units saw number of renters 
increase from 19-93% in 1990 to 2000.  Overall, there was decline in both renters and owners for those 
under the age of 34.   
 

Table 3.2 PMA Household Analysis 
Head of Households Age Analysis 

Renter Ages  Homeowners Ages 
 1990 2000 Change%   1990 2000 Change% 

Under 25 years 570 406  -28.8%  Under 25 years 208 125 -39.9% 

25 to 34 years 1,478 1,263  -14.5%  25 to 34 years 2,601 1,596 -38.6% 
35 to 44 years 856 1,106  29.2%  35 to 44 years 4,732 4,886 3.3% 
45 to 54 years 386 746  93.3%  45 to 54 years 3,701 4,893 32.2% 
55 to 64 years 310 370  19.4%  55 to 64 years 2,939 3,533 20.2% 

65 to 74 years 421 347  -17.6%  65 to 74 years 2,225 2,586 16.2% 
75 years and over 518 655  26.4%  75 years & over 1,213 1,985 63.6% 

 
The number of bedrooms has changed respectfully for both rental and owner occupied units. Most 
notably is the decline in units with four or more bedrooms. Among renters, there has been a 19% decline 
in four+ bedroom units and a 64.5% growth in studio type (0 bedrooms) units. Owner occupied units have 
experienced a 19.5% growth in one bedroom and 14.6% in three bedroom units, and a 11.6% decline in 
four+ bedroom units.  
 

Table 3.3 PMA Household Analysis 
Households Bedroom Analysis 

Bedrooms-Renters  Bedrooms-Owners 
 1990 2000    1990 2000  

No bedroom 76 125  64.5%  No bedroom 5 5  0.0% 
1 bedroom 1434 1,493  4.1%  1 bedroom 272 325  19.5% 

2 bedrooms 1843  1,919  4.1%  2 bedrooms 2681 2,787  4.0% 
3 bedrooms 833 923  10.8%  3 bedrooms 7437 8,524  14.6% 

4+ bedrooms 392 317  -19.1%  4 + bedrooms 7221 6,396  -11.6% 
 
INCOME 
The US Census defines median income as the amount which divides the income distribution into two 
equal groups - half having incomes above the median - half having incomes below the median. The 
medians for households, families, and unrelated individuals are based on all households, families, and 
unrelated individuals, respectively. The medians for people are based on people 15 years old and over 
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with income. The median income for the PMA varies in several ways. For the purpose of this study, the 
income qualifying will use the median data. According to the 2000 Census and updates through 2008, the 
median income for the area can be broken down as follows: 
 

Table 3.4 PMA Income Analysis 
PMA Income 

 1990 2000 2008 Change 90-00 Change 00-08 
Less than $10,000 1,854 1,161   -37.4%  

$10,000 to $14,999 1,462 1,076   -26.4%  
$15,000 to $24,999 3,008 2,487   -17.3%  
$25,000 to $34,999 3,367 2,799   -16.9%  
$35,000 to $49,999 4,392 4,005   -8.8%  
$50,000 to $74,999 4,251 5,029   18.3%  
$75,000 to $99,999 1,804 2,790   54.7%  

$100,000 to $149,999 1,399 2,982   113.2%  
$150,000+ 888 2,195   147.2%  

Median Income  44,084 59,000  61,000  33.8% 3.39% 

 
 
The income of households in the PMA has changed significantly since 1990. Number of households with 
income less than $50,000 has cumulatively dropped by 18.1%, while income over $50,000 has increased 
by 37.3%. Those with incomes over $100,000 have increased over 100% since 1990. There has been a 
significant increase in income in the PMA from 1990 to present.  
 
2005 US CENSUS REPORT ON 65+  
As baby boomers become elderly, they will require more 
services and have greater needs than there are presently 
available.  The burden for providing these services will be 
borne by their communities. By 2020 the baby boomers will be 
age 56 to 741.  
 
After 2030 the baby boomers will become the oldest old, and 
the country’s age structure is expected to resemble a 
rectangle that is extremely top-heavy, as shown in the 
population pyramid for 2040 (Figure 2-14). This age structure 
is unprecedented in American history2. 

                                                      
1 US Census Bureau, 2005 Report “65+ in the United States:2005”. 
2 Ibid 

Figure 1.  US Census 2005 Report:  
Population by Age  
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Additionally, according to the US Census and recent supplemental 
studies, the median income will continue to increase steadily 
through 2010 by 2-3% per year.  Based on qualifying criteria of 
income and age and a growing median income, this will result in a 
larger qualified target pool needing affordable housing. See 
section A1 in the Appendices for more details on this demographic 
data.   As more and more baby boomers age, the number of 
seniors will continue to increase through 2025.  It will create new 
demands for units to reflect these changes and potentially make 
other stock obsolete.  This creates an opportunity to target a 
housing product to fit the expected growth in the market over the 
next 10-20 years. 
 
 
ATTRIBUTE ANALYSIS 
The attribute analysis identifies other demographic characteristics 
in the PMA. 
 

Education  
In the PMA, over 91% have graduated from high school. 67% of the population have attended 
college. Approximately 51% of the PMA population has a college degree.  
 
Heating Sources 
Over 50% of the households in the PMA use utility gas as their primary heat source. Fuel oil, 
electricity and LP gas are used 45.5% in the other households. Wood and other fuels are the 
primary heat source for the balance of the households. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
As the population grows over the next 10 years the number of renters will change also.  According to the 
2000 US Census and new 2008 updates, approximately 30% of the senior populations (55 and older) in 

Figure 2.  US Census 2005 Report:  
Population by Age  

Figure 3.  PMA Heating Sources  
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the PMA will be renters, compared to 23% in Madison County.  This number is expected to continue to 
grow through the year 2015.  Approximately 99.4% of these renters currently use telephones and 91% 
drive at least one vehicle.   Overall, the population growth will continue with less than 1% growth through 
2015.  This continued growth is reflective of a shifting economy and job markets. 
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 Inventory and Housing 
 
The examination of the existing housing stock and inventory levels will reveal recent development 
patterns. Identifying the number of owner-occupied and rental units will confirm development trends. 
Understanding the existing inventory (also referred to as housing stock) and housing characteristics 
will uncover many of the current senior housing needs in Cazenovia. 
 
INVENTORY  
In the PMA, there are 24,492 occupied households according to the 2000 US Census. Approximately 
19,600 households are owner occupied (80.03%) and 4,900 are rental occupied units (19.97%).  
Seniors 55 and over account for 28% of all rentals in 2000 and 30.2% in 2008.  Among owner 
occupied units, seniors 55 and over represent over 41% in 2000 and have grown to 45.7% in 2008.  
Seniors occupy over 33% of all housing in the PMA in 2000 and over 36% in 2008. 
 
The vacancy rates have declined in owner-occupied properties from 2.2% in 1990 to 1.2%. Among 
rental properties, vacancy rates increased from 5.8% in 1990 to 7.2% in 2008.  Vacationers and 
students may be impacting these vacancy rates. 
 

Table 6.1  

Unit in Structures 

 1990 2000 2008 
%Chg 

 1990-2000 
%Chg  

2000-2008 
1 unit 19,094 19,585     20,804  2.6% 6.2% 

2 to 4 units 1,800 1,596      1,600  -11.3% 0.3% 
5 to 9 units 935 1,001       1,001  7.1% 0.0% 

10+ units 813 824          972  1.4% 18.0% 
Mobile Homes 1,981 1,480       1,481  -25.3% 0.1% 

 
Single family homes (also referred to as 1 unit structures) are the predominant building types in the 
PMA. In 1990, over 77% of all household structures were single family homes, and in 2008 it has 
grown to 80.5%. Multi-family units (also referred to 2+ units in a structure) make up 13.85% of all 
household structures in the PMA in 2008, declining from 14.4% in 1990.  The number of mobile homes 
have declined from 8% to 5.7% from 1990 to 2008.  
 
BUILDING PERMIT ACTIVITY 
There were approximately 1,400 new structures built between 2000 and 2008 in the PMA. Almost 90% 
of new structures were single family homes, with an average cost of $147,000. The remaining units are 
multi-family structures with an average cost per unit of $61,200. Over $195 million was invested in 
single and multi-family structures in the PMA from 2000 thru 2008.  
 
The Town and Village of Cazenovia accounted for 21% of all new construction in Madison County, and 
25% in the PMA. This represents $45 million in new construction in the Town and Village. Only 
Pompey, NY experienced more development of new homes (33%) in the PMA and an investment of 
$63 million dollars.  
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In the Town and Village of Cazenovia the average cost of a home has reached as high as $350,000 in 
2006 and 2007.  The Towns of Nelson and DeRuyter had new structures costing as high as $400,000 
and $250,000 respectively.  
 
Madison County had 1,665 new structures built between 2000 and 2008, with an investment of $229 
million. Onondaga County had 10,453 new structures built in the same time period with an investment 
of $1.4 billion. The table below provides a breakdown of the permit activity within the PMA and the 
counties. 
 

Table 6.2 
PMA Permit Analysis 2000-2008  

 Place   Single Family Structures   Multi-Family Structures   Total New Structures  
Units  $Value    Units   $Value    Total  $Value   

 Madison County (MC) 1478  $   217,249,798   % MC 187  $   11,444,949   % MC 1665  $     228,694,747    

 Cazenovia  174  $     38,218,175  38.7%       174  $      38,218,175  37.7% 

 Cazenovia Village  49  $       6,517,680  6.6% 100  $    4,130,000  95.4% 149  $      10,647,680  10.5% 
 Fenner  29  $       4,857,500  4.9%       29  $        4,857,500  4.8% 
 Lincoln  56  $       6,889,132  7.0%       56  $        6,889,132  6.8% 

Smithfield 32  $       5,699,368  5.8%       32  $        5,699,368  5.6% 
Stockbridge 28  $       3,586,500  3.6%       28  $        3,586,500  3.5% 

Nelson 67  $     10,437,700  12.4%       67  $      10,437,700  10.3% 
Eaton 86  $       8,863,000  9.0% 4  $       200,000  4.6% 90  $        9,063,000  8.9% 

Lebanon 44  $       4,437,700  4.5%       44  $        4,437,700  4.4% 
Georgetown 24  $       2,066,300  2.1%       24  $        2,066,300  2.0% 

Deruyter 36  $       4,869,000  4.9%       36  $        4,869,000  4.8% 
Deruyter Village 2  $         500,000  0.5%       2  $           500,000  0.5% 

Total in PMA   627  $     98,697,055    104  $    4,330,000    731  $     103,027,055    
% of  PMA  51.9% 52.6%   68.0% 57.9%   53.7% 52.8%   

 Onondaga County (OC)        8,550   $ 1,264,919,439  %OC     
1,903   $ 115,019,966  %OC   10,453  $  1,379,939,405    

Fabius 62  $       5,935,895  6.7% 1  $       150,000  4.8% 63  $        6,085,895  6.6% 
Pompey 385  $     63,132,933  70.9%       385  $      63,132,933  68.5% 

Lafayette 134  $     19,994,000  22.4% 48  $    3,000,000  95.2% 182  $      22,994,000  24.9% 
Total in PMA  581  $     89,062,828    49  $    3,150,000    630  $      92,212,828    

% of PMA  48.1% 47.4%   32.0% 42.1%   46.3% 47.2%   
 Total  PMA 1208  $   187,759,883    153  $    7,480,000    1361  $     195,239,883    

 Total Counties 10,028  $ 1,482,169,237    2090  $ 126,464,915    12,118  $  1,608,634,152    

 
 
HOUSING CHARACTERISTICS  
Housing for the elderly (also referred to as seniors) is met in several ways in the PMA. In this study, it 
has been broken down into two primary groups. The first is Planned Senior Housing Units (PSH) and 
the second is Market Rate Units (MRU). The Planned Senior Housing Units (PSH) represent 
housing projects planned and designed specifically for seniors. The PSH take three basic forms: 
 

1. Independent Senior Housing (ISH): This is housing that is restricted to seniors (and possibly 
younger adults with disabilities). It typically provides no supportive services or staffing to 
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address the special needs of aging residents. This housing is not licensed by a government 
agency. Subsidized versions may be supervised by a government housing agency1. 

2. Assisted Living Facilities (ALF): An assisted living program, which is available in some adult 
homes and enriched housing programs, combines residential and home care services. It is 
designed as an alternative to nursing home placement for individuals who historically have 
been admitted to nursing facilities for reasons that are primarily social, rather than medical in 
nature2. 

3. Nursing Care (NC): A skilled nursing facility is a nursing home that provides 24-hour per day 
skilled nursing care and related services, or rehabilitative services for the injured, disabled, or 
sick persons. Medicare pays for residents with Medicare insurance for care only in a skilled 
nursing facility (SNF) certified facility. Medicaid will pay for eligible residents in a certified 
nursing facility (NF)3. 

 
In New York State, planned senior housing units can be part of a larger community or operate as 
standalone facilities.  In the table below (6.3), New York State identifies these planned housing 
projects. Payments at these facilities are also noted in the table below. 
 

Table 6.3 

Planned Senior Housing Type 
Facility Type Facility Description Housing Type Payment* 

AAC Active Adult Community ISH, ALF Priv, Sub, Combo 

CCC Continuum of Community Care ISH, ALF, NC Priv, Sub, Combo 

DCF Dementia Care Facility ALF, NC Priv, Sub, Combo 

NYSALF New York State Assisted Living Place ALF Priv, Sub, Combo 

NYSEH New York State Enriched Housing ALF, NC Priv, Sub, Combo 

NYSLAH New York State License Adult Home  ISH, ALF, NC Priv, Sub, Combo 

NORC Naturally Occurring Retirement Community ISH, ALF, NC Priv, Sub, Combo 

SH-ns Senior Housing without Services ISH Priv, Sub, Combo 

SSH Supportive Senior Housing ISH Priv, Sub, Combo 
* Payment types accepted at Planned Senior Housing types: Priv-Private Pay; Sub-Subsidized Payment; and 

Combo-A combination of both private and subsidized payments. 
 
The majority of the above described housing types are based on rental properties. Owner occupied 
units are typically found only with independent senior housing, such as patio homes/cottages, 
townhouses and condominiums.  
 
Market rate units (MRU) are the existing housing stock that is rented or owned by seniors at market 
rate prices (without excluding section 8 vouchers).  These housing units were not pre-planned. Rather, 
they are existing housing stock that has evolved to accommodate the need, or have been randomly 
constructed by their owners. 63% of these units were constructed prior to 1995. Much of this inventory 
is older and aging rapidly.  Less than 14% are multi-family structures. According to Madison and 
Onondaga Counties and other regional planning agencies, there is concern that these housing units 
will not be able to meet the growing needs of seniors. The problem will be twofold: (1) with the 
increasing numbers of seniors, there will not be enough housing stock to meet the demand; and (2) the 

                                                      
1 NYS Office of Aging Website: www.aging.ny.gov, Resource Guide (http://www.aging.ny.gov/ResourceGuide/Housing.cfm)  
2 Ibid 
3 Ibid 
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existing stock will be substandard and possibly create a health risk to seniors. Further, their 
discussions go on to talk about the availability of third parties to provide the needed services for 
seniors. Their overall conclusions are that most communities, including Cazenovia, are 
unprepared to meet the need of seniors.  

 
Rental and Multi-Family Units 
Seniors occupy approximately 4,900 rental units in the PMA in 2008.  About 1,421 of these 
units are planned senior housing units. This would include all types. This represents about 
29% of all rental units in the PMA.  The demand for affordable senior housing units has been 
met through the continued development of affordable projects. Subsidized senior housing 
represents over 74% of all planned senior housing units in the PMA.  

Table 6.3 
Rental Household Ages 

 1990 2000 2008 
%Chg 

 1990-2000 
%Chg  

2000-2008 
Under 25 years 570 406 386 -28.8% -4.9% 
25 to 34 years 1,478 1,263 1127 -14.5% -10.8% 
35 to 44 years 856 1,106 1164 29.2% 5.2% 
45 to 54 years 386 746 791 93.3% 6.0% 
55 to 64 years 310 370 416 19.4% 12.4% 

65 to 74 years 421 347 365 -17.6% 5.2% 
75 years and over 518 655 721 26.4% 10.1% 

Total Seniors  55+ 1,249 1,372 1,502   
% Senior Renters 27.5% 28.0% 30.2%   

 
Owner Occupied and Single Family Units 
Seniors occupy approximately 9,500 owner-occupied units in the PMA in 2008.  There are no 
age restricted senior housing projects in the PMA, where the units are owner-occupied.  
Seniors, 55 and older, occupy over 45% of all owner occupied units in the PMA in 2008.  The 
percentage has increased from 36% in 1990 to 45.7% in 2008.  The trend clearly illustrates 
that seniors are aging in place much longer when compared to other communities in New York 
State. 

Table 6.4 
Owner Occupied Household Ages 

 1990 2000 2008 
%Chg 

 1990-2000 
%Chg  

2000-2008 
Under 25 years 208 125 130 -39.9% 4.0% 

25 to 34 years 2,601 1,596 1232 -38.6% -22.8% 
35 to 44 years 4,732 4,886 4916 3.3% 0.6% 

45 to 54 years 3,701 4,893 5063 32.2% 3.5% 

55 to 64 years 2,939 3,533 4055 20.2% 14.8% 

65 to 74 years 
2,225 2,586 2984 16.2% 15.4% 

75 years and over 1,213 1,985 2508 63.6% 26.3% 
Total Seniors  55+ 6,377 8,104 9,547   

% Senior Renters 36.2% 41.3% 45.7%   
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Bedroom Changes  
In the PMA, over 70% of existing rental units are one and two bedrooms. Studio units are 
showing strong growth.  Among the planned senior units with subsidies, over 91% are one 
bedroom and studios. As the senior population grows and downsizes their homes, there is no 
expected decline in the need for one bedroom and studio units.  It is not anticipated the total 
demand within the PMA will increase. 
 
Among owner occupied units, three and four bedroom units represent over 82% in the PMA. 
There is a growing trend of one bedroom units. Most often the second bedroom is becoming a 
flex-room to be used as a den, library, crafts or storage room. These changes in the use of 
bedrooms may continue as seniors’ age in place. 

 
Table 6.5 

Bedroom Analysis 
Rental Occupied Units Owner Occupied Units 

 1990 2000   1990 2000  

No bedroom 76           125  64.5% No bedroom 5             5  0.0% 
1 bedroom 1434        1,493  4.1% 1 bedroom 272           325  19.5% 

2 bedrooms 1843        1,919  4.1% 2 bedrooms 2681        2,787  4.0% 
3 bedrooms 833           923  10.8% 3 bedrooms 7437        8,524  14.6% 
4 bedrooms 392           317  -19.1% 4 bedrooms 7221        6,396  -11.4% 

 
 

OVERBURDENED HOUSEHOLDS 
In the PMA, approximately 23% of all households are overburdened. This can be defined as those 
households that pay over 30% of their income for rent and/or mortgage. While the issues that 
define affordability are often complex and diverse, it is affected by demographics, economics and 
climate.  A healthy, single person or couple may be able to spend 30 to 50 percent of his or her 
income on housing and still be able to afford other necessities of life.  However, such a scenario is 
not likely for the elderly couple or an ill individual.  
 

Table 6.6 
Gross Cost of Rent/Mortgage as part of the Household Income 

 Rental Units Owner Occupied Units Total 
 Units % Units % Units % 

Less than 15 percent              993  21.0%                  5,472  34.9%            6,465  31.7% 
15 to 19 percent              739  15.6%                  3,140  20.0%            3,879  19.0% 
20 to 24 percent              668  14.1%                  2,239  14.3%            2,907  14.2% 
25 to 29 percent              501  10.6%                  1,476  9.4%            1,977  9.7% 

30 to 34 percent              393  8.3%                     944  6.0%            1,337  6.6% 
35 percent or more            1,032  21.8%                  2,368  15.1%            3,400  16.7% 

Not computed              402  8.5%                      34  0.2%              436  2.1% 
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For this study, identifying overburdened households shall be used to identify and benchmark 
an unmet need, and added to the calculated demand for more senior housing units.  These 
overburdened households occupied by seniors are often unrecognized in market studies. This 
unmet need for affordable housing could triple the need for affordable housing in a PMA. 

 
Amenities: Planned Senior Housing Units 
The type and quantity of amenities present in affordable housing units varied greatly.  In 
general, those units that offered more services had greater amenities on and off site, and were 
more expensive.  The following is a review of amenities found. 

 
• Dining/Meals Plans 

Approximately 18% of the affordable housing facilities offer some type of dining/meal 
plan for residents.  The plans varied greatly.  

 
• Supportive Services 

Most of the housing facilities offer some type of on-site management.  The following 
are typical amenities present in facilities within the PMA.  Many of the supportive 
services are provided by regional third party agencies. The percentage numbers 
indicate frequency of amenity. 

 
Manager on-site       75% 
Recreational activities      44% 
Laundry/housekeeping services     15% 
Transportation services      32% 
Resident advisor/services coordinator    34% 

 
• Amenities in Environment 

Some of the housing facilities offer special on-site considerations.  The following are 
typical amenities present in facilities within the PMA.  The percentage numbers 
indicate frequency of amenity. 

 
Personal pets allowed         48% 
Religious services      34% 
Housing staff converse in sign language        6% 
 

• Security/Safety 
Most of the housing facilities offer some level of security and fire protection.  The 
following is a profile of security and fire protection programs present in facilities within 
the PMA.  The percentage numbers indicate frequency of amenity. 

 
Security staff five to seven days a week    25% 
Security staff 24 hours a day     32% 
Buzzer entry-door system     87% 
Emergency call system      27% 
Fire alarm enhancement for      46% 
     hearing-impaired tenants 
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Heat/smoke detectors in living units              100% 
Heat/smoke detectors connected     51% 
    directly to fire department 
Sprinkler system in living units     27% 

 
• Amenities in Development 

Most affordable housing facilities offer some amenities.  The following are typical 
amenities present in facilities within the PMA.  The percentage numbers indicate 
frequency of amenity. 

 
Washer/dryer hookups in living unit      10% 
Common laundry facilities               100% 
Garage space for tenants' use     18% 
Parking lot for tenants and guests    95% 
Cable TV hookup      74% 
Additional personal storage space    58% 
Elevator in multi-story buildings     18% 
Activities room       43% 
Exercise room & equipment     15% 
TV room       15% 
Sleeping accommodations for guests        8% 
Barber/beauty shop        9% 
Convenience/grocery store       9% 
Post Office services      15% 
Outdoor lawn area      92% 
Senior service center      12% 
Space for service coordinator or social worker   25% 
Space for health-related or medical personnel     8% 
Health/medical offices        9% 

 
• Nearby Amenities 

 Most of the housing facilities have access to off-site amenities.  The following are 
typical off-site amenities present near facilities within the PMA.  The percentage 
numbers indicate frequency of amenity. 

 
Convenience store      75% 
Grocery store       60% 
Bank        75% 
Pharmacy       79% 
Post office       59% 
Municipal city bus stops      70% 
Library        40%   
Movie theater       69% 
Park green area       35% 
Church services       68%  
Shopping mall       78%  



 
 

C
O

M
P

E
T

IT
IO

N
 A

N
D

 R
E

N
T

S
 



GCACC/CASA  Market and Feasibility Study 
 

© 2009 Asterhill. Competition and Rents 2 

 
Competition and Rents 

 
This section of the study will examine the existing market for senior housing in the PMA, 
including:  the competitiveness of the respective markets, size and type of units, and costs.  The 
purpose is to document the existing and planned senior housing in the PMA.  This information will 
help address the housing needs of the elderly. 
 
The study found several types of senior housing. Overall senior housing can be broken down into 
two areas: Planned Senior Housing Units (PSH) and Market Rate Units (MRU). The planned 
senior housing units’ are projects that have been specifically planned and developed for seniors. 
Market rate units are those properties that have been adapted from existing housing stock to 
meet evolving demands by seniors.  
 
SENIOR HOUSING UNITS 
The Market Rate Units represent over 35% of the total housing units for seniors. Based on the 
information available, it appears they fall into two categories. First, there are seniors with 60% or 
less of Area Median Income (AMI) paying more than 30% of their income to rent. The conditions 
of the properties are substandard with no supportive services. The only outside help comes from 
families and the communities. It is estimated that over half of these properties (MRU) are rented 
to these low income seniors. The balance  of the housing units rent above market prices to 
seniors with median incomes of 80% of the AMI or higher. These seniors typically are paying 30% 
or less of the income to rent. 
 
PLANNED SENIOR HOUSING UNITS (PSH) are housing units planned and developed for 
seniors. They represent 94% of all senior rental units (about 1,500 units). These units fall into 
three categories; 
 

1. Independent Senior Housing     72.7% 
2. Assisted Living Facilities    19.4% 
3. Nursing Homes        7.9% 

 
While the focus of this study will be on these types of housing units, it is important to recognize 
the other types of housing in the PMA.  It goes to answering how the needs of seniors are being 
met. The following is a brief discussion of the different types of housing for seniors. 
 

Licensed Care Facilities include Assisted Living Facilities, Licensed Adult Homes, and 
Enriched Living Facilities. They offer programs that provide senior residents in apartment 
housing with a package of services that includes: meals; housekeeping; homemaking/chores; 
shopping; transportation; social activities; and some personal care assistance. Often, there 
are programs that provide nursing-home-eligible residents (of Adult Homes or Enriched 
Housing) with home health care.  These facilities are licensed and regulated by the New York 
State Health Department. This is housing for adults of all ages that provides private or shared 
rooms, meals, housekeeping, laundry/linen service, transportation, social activities, some 
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personal care and 24-hour supervision to five or more adults. In the PMA these properties 
were identified: 
 

Table 5.1 
NYS Adult Care Facilities 

Name City St Type of Facility Units 
East Side Manor Fayetteville NY AL-NYAH-L 80 
Hazel Carpenter Home Oneida NY AL-NYAH-L 23 
Hubbardsville Manor Home for Adults Hubbardsville NY AL-NYAH-L 49 
Manlius Home for Adults Manlius NY AL-NYAH-L 32 
Alterra Clare Bridge Fayetteville NY AL-NY-Den 46 

 
A Skilled Nursing Facility (SNF) is a nursing home that provides 24-hour per day skilled 
nursing care and related services, or rehabilitative services for the injured, disabled, or sick 
persons. Medicare pays for residents with Medicare insurance for care only in a SNF certified 
facility. Medicaid will pay for eligible residents in a certified Nursing Facility (NF)1 . In the PMA 
these properties were identified: 
 

Table 5.2 
Skilled Nursing Facilities 

Name City St Type of Facility Units 
Nottingham Rchf Jamesville NY Skilled Nursing 40 
Stonehedge Health and Rehabilitation 
Center-Chittenango Chittenango  NY Skilled Nursing 80 

 
Independent Senior Housing is housing that is restricted to seniors (and possibly younger 
adults with disabilities). This housing type falls into two categories; (1) senior housing with no 
services; and (2) supportive senior housing.  Senior Housing with No-Services does not 
include supportive services or staffing to address the special needs of aging residents.  
Supportive Senior Housing includes one or more of the following non-licensed support 
services: meals/dining program; housekeeping/homemaking; transportation; socialization 
activities; laundry/linen services; various amenities; and, a resident advisor or services 
coordinator who helps tenants access other services and programs from community-based 
agencies. These housing types are not licensed by a government agency. Subsidized 
versions may be supervised by a government-housing agency. When subsidies are provided 
the tenants pay less than the going market rate for rent or for rent and services.  Subsidized 
housing receives financial assistance from a government or other public entity to build or 
operate the development, or to help pay for some of the rent and utility costs, or for the 
provision of services.  Rent prices are typically set or approved by the entity that provides the 
financial support. People who meet specified household-income guidelines are eligible to live 
in subsidized housing. 
 
Among all the independent senior housing projects in the PMA, many have been funded by 
governmental agencies and provided housing subsidies.  They have been funded by HUD’s 
221 program, Rural Development’s 515 program, low income tax credits and services seniors 
with incomes below 50% of the median income in the county. Some of these projects have 

                                                      
1 NYS Office of Aging Website: www.aging.ny.gov, Resource Guide (http://www.aging.ny.gov/ResourceGuide/Housing.cfm) 
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subsidized funding from other sources and services seniors with income below 60% of the 
median income in the county. 
 
In the PMA, approximately 65% of the units are rented to low income seniors equal to or 
below 60% of AMI. This represents about 41% of all senior rentals at or below the median 
income in the PMA. Most of these units were funded by Rural Development’s 515 programs, 
NYSDHCR funds and/or LIHTC or other subsidized programs.  Some of these units receive 
rental assistance. There are some programs that offer competitive rents that do not receive 
assistance. It is common for these facilities to accept section 8 vouchers. These properties 
include: 

 
 

Table 5.3 

Independent Senior Projects 
Project Name City/Town/Village St Units Studio  1b 2b 
Bolivar Landing Sullivan NY 24  20 4 
Carriage House Apts Cazenovia NY 3  3  
Carriage House Village Apts Cazenovia NY 42  36 6 
Cazenovia Village Apts Cazenovia NY 64  48 16 
Cazenovia Village Apts Chittenango NY 82  78 4 
Cedar Street Apts Morrisville NY 24  22 2 
De Ruyter Senior Apts DeRuyter NY 24  22 2 
Erie Canal House Canastota NY 6  6  
Festival Gardens Lafayette NY 36  27 9 
Lenox Landing Apts Lenox NY 24  16 8 
Limestone Gardens Manlius NY 234 120 112 2 
Madison Lane Apts, Mid-York Senior Homes  Hamilton NY 73  60 12 
Maloff Towers Chittenango NY 36  6 30 
Marjorie Henslin Armstrong Apts Canastota NY 6  6  
Oneida Towers Onieda NY 200  200  
R.J. Barrett Manor Jamesville NY 55  55  
Redfield Village Apts Fayettevile NY 50  50  
The Meadows  Tully NY 32  30 2 
Wilcox Apts Moorisville NY 24  2 20 
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UNIT FREQUENCY: INDEPENDENT SENIOR UNITS 
The frequency of unit types and payment is shown in the table below for the PMA.  

Table 5.4 

Senior Housing Unit and Payment Analysis 

Unit Type and Frequency Payment Type & Frequency 

Unit Type Bedroom(s) PMA Type Market Share 

Patio Home 
One N/A Subsidized Units 73.7% 

Two N/A Private Pay 16.4% 

Apartment 

Studio 9.16% 
Combination Pay 

(accepts Subsidized 
and Private Pay 

residents) 
9.9% One 82.72% 

Two 7.92% 

 Other 0.20% 

 
RENTS  
The table below compares rental fees among the projects in the PMA. 

 
SQUARE FOOTAGE 
The table below compares square footage of unit types among the projects in the PMA.   

Table 5.6 
Square Footage by Unit Type 

 Average Median Income 
Unit Type Bedroom(s) <50% >50% to <80%  >80% to <100%  100% 

Patio Home 
One N/A N/A N/A N/A 

Two N/A N/A N/A N/A 

Apartment 

Studio N/A 324-440 sf N/A N/A 

One 540-620 sf 540-620 sf 625-850 sf 750-1500 sf 

Two 600-725 sf 600-725 sf 700-1200 sf 850-1650 sf 

 Three N/A N/A 850-1400 sf 1200-1800 sf 

 
 

Table 5.5

Rental Fees  
Unit Type Bedroom(s) <50% AMI >50% to <80% AMI >80% to 

<100% AMI 100% AMI 

Patio Home 
One N/A N/A N/A N/A 

Two N/A N/A N/A N/A 

Apartment 

Studio $275-400/m + Assistance $305-375/m + Assistance N/A N/A 

One $325-525/m + Assistance $325-525/m + Assistance $575-$700 $750-$2500 

Two $425-625/m + Assistance $425-625/m + Assistance $700-$1250 $900-4,500 
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UNITS PLANNED AND UNDER CONSTRUCTION 
In surveys and interviews of the towns and villages listed below, the units being planned and 
under construction are: None 

 
AMENITIES  
In general, the existing projects servicing low income seniors provide similar amenities. In the 
Addendum is a detailed comparison of amenities in the comparable properties and other 
properties in the PMA. It was typical among the facilities reviewed that basic amenities were 
present: 
 

Supportive Services   Manager on-site 3-5 days a week 
Amenities in Environment  Personal pets allowed   
Security/Safety   Buzzer entry-door system 

Emergency call system 
Heat/smoke detectors-living units 
Sprinkler system in living units 

Amenities in Development  Common laundry facilities 
Parking lot for tenants and guests 
Cable TV hookup 
Outdoor lawn area 
Common area for activities 

Nearby Amenities   Convenience store 
Grocery store/coffee shop 
Bank 
Pharmacy 
Post office 
Municipal city bus stop 
Park green area 
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Surveys 
 
The survey was designed to reach out to a cross section of the Cazenovia community.  The goal was to 
provide residents the opportunity to voice their views.  The purpose of the survey was to discover what 
residents saw as the needs in the community for housing and services.  
 
SURVEY DESIGN 
The survey was designed to collect current household data, find out how seniors make their housing 
choices, and understand how they see the community. 
 
DELIVERY OF SURVEY 
The survey was delivered to the community and the PMA using three methods.  First, the Greater 
Cazenovia Chamber of Commerce and CASA hand distributed the survey commencing on Memorial day 
(2009) and concluding on the 4th of July (2009). Second, the survey was mailed to 2,500 random 
households in the Primary Market Area (PMA). Third, the survey was made accessible via the internet 
with a link to Asterhill’s website. The survey could be filled out on-line and the data sent to a data base.  
 
SURVEY RESULTS 
Based on the responses to the survey, it is projected that 2.24% of the population 55 years and older 
filled out a survey.  There were 248 responses to the survey. Individuals responded to the survey from 
these sources: 
 

• GCACC/CASA Handouts  10.5% 
• Mass Mailing    37.9% 
• Internet Submittals   51.6% 

 
 
The results of the survey identified similar findings to the workshops. When asked in question 43, “What 
additional services do you think are needed in the community for seniors,” the overwhelming response 
was transportation.  Over 85% of the respondents indicated they would support a new senior housing 
project.  The Village was the first choice (56%) for a new project location followed by the Town (24.4%). 
The respondents expressed the greatest housing need was for affordable housing (64.3%). However, the 
greatest need for seniors in the community was supportive services with 48.6%, followed by more 
housing at 36.5%.  
 
The tables below are the detailed summary of the full survey. 
 
 
1.   Please tell us if you are filling out this 

survey for yourself, a family member 
or friend: 

Myself Family & 
Friends 

91.6% 8.4% 
 
2.   Please tell us the number of persons 

in your household? 
Average 

2.09 
 
3.   What are the ages of the individuals in 

your household? 
Males Females 
44.7% 55.3% 
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4.   What is your age? 

Under 
45 

Age 
45-54 

Age 
55-64 

Age 
65-74 

Age 
75-84 

Age 
84+ Average  

Age: 63 25.5% 19.3% 21.2% 19.8% 10.5% 3.7% 

 

5.   What is your current zip code? 

13005 13032 13035 13037 13055 13057 13061 
0.8% 3.6% 25.0% 4.4% 0.8% 6.0% 1.6% 
13066 13078 13104 13120 13200 13205 13214 
7.3% 0.8% 12.1% 0.8% 0.8% 1.6% 7.3% 
13224 13300 13408 13421 132xx Blanks 32185 
4.0% 1.6% 3.2% 4.0% 2.4% 6.9% 0.8% 
32703 33418 33598 34135 75233 85260 92105 
1.6% 0.4% 0.4% 0.4% 0.4% 0.4% 0.4% 

Florida Florida Florida Florida Texas Arizona California 
 
6.   What type of residence do you reside 

in? 
Single Family Home Multifamily 

89.2% 10.8% 
 

7.   Do you own or rent your dwelling? 
Own Rent 

88.5% 11.5% 
 
8.   How do you heat and cool your 

dwelling? 
Electric Gas Oil Wood 
21.5% 68.4% 6.5% 3.6% 

 
9.   What is your average monthly utility 

cost? 
Average 
$265.80 

 

10.  What is your annual household 
income? 

Less than 20k 20-30k 30-40k 40-50k 50-75k 75-100k 
7% 12% 7% 12% 24% 16% 

100-150k 150-200k 
More than 

200K    

12% 6% 3%    
 
11.  What size is your current 

dwelling? (please express in sf) 
Square Feet 

2,132 
 
12.  How many rooms do you have in 

your current dwelling? 
Rooms 

8.1 
 
13.  How many bedrooms do you have in 

your current dwelling? 
Bedrooms 

3.2 
 
14.  How many bathrooms do you have in 

your current dwelling? 
Bathrooms 

2.1 
 

15.  How many automobiles do you have? 
Automobiles 

1.8 
 
16.  Have you made any modifications to 

your dwelling to make it more 
accessible? 

Yes No 
13.7% 86.3% 
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17.  Do you have access to public 

transportation? 
Yes No 

35.5% 64.5% 
 
18.  Do you currently receive any services 

from the community, such as "meals 
on wheels" or "visiting nurses"?  If 
yes, who is the provider? 

Yes No 

5.6% 94.4% 

 
19.  How many years have you lived at 

your home? 
Years 
18.1 

 
20.  Do you own more than one home? If 

so how many? 
Yes No 

13.7% 86.3% 
 
21.  Are you considering a move in the 

future? 
NO 0-1 Years 1-2 Years 2-3 Years 3-5 Years 5-7 Years 7+ Years 

46.2% 4.3% 10.7% 7.7% 11.1% 11.1% 9.0% 
 

22.  If you and/or family member/friend 
were planning to move, what would 
be the three most important reasons? 

Climate Commute Community Down-size Economy Family 
12% 2% 7% 15% 10% 13% 
Job Medical Mobility Taxes Retirement Other 
3% 8% 6% 11% 8% 3% 

 
23. Would you choose to make 

modifications to your home, to make 
it more accessible, or to move to a 
new dwelling that met those needs? 

Yes No 

45.9% 54.1% 

 

24.  What modifications would you make 
to your home before choosing to 
move to a dwelling that met your 
needs? Please share your comments 
with us. 

Add Security 
and Alarms 

Add 
Lighting 

Add Grab 
Bars 

Air 
Condition-

ing 

Automatic 
Garage Door 

Openers 

Change 
doorknobs & 

Cabinet 
Fixtures 

11.7% 9.0% 18.9% 7.3% 3.7% 5.7% 
Change 

Countertops 
(heights & 

depth) 

Emergency 
Pull Cords 

Non-Slip 
Floors Ramps Stair Lifts 

Widen 
Doorways for 

Walkers & 
Wheelchairs 

1.8% 5.5% 4.2% 11.9% 13.4% 6.8% 
 

25.  What services would you need to 
stay in your dwelling if you were a 
senior? Please share your comments 
with us. 

Meal 
Preparation 

Grocery 
Shopping Laundering 

Assistanc
e with 

Grooming 
Bathing & 
Dressing Bedside Care 

8.9% 16.7% 12.1% 3.3% 3.9% 2.3% 
Organizing 

Bills 
Billing 

Insurance 
Family 
Respite Supervision Recreation 

Activities Transportation 

7.2% 3.9% 3.6% 2.6% 14.8% 20.7% 
 
26.  When the time comes to move,  will 

you choose to: 
Own Rent Live W/Family 

40.7% 52.2% 7.2% 
 
27.  Would you choose to live in a Senior 

Community? 
Yes No 

77.4% 22.6% 
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28.  If you are renting, would you prefer 

the utilities to be included in the 
price? 

Yes No 
89.2% 10.8% 

 

29.  When you move, what type of 
dwelling would you choose to live in? 

Single Family 
Dwelling Condo Patio Home 

- Cottage 
Town  
House 

Apart-
ment Other 

22.9% 16.0% 30.3% 14.3% 15.6% 0.9% 
 
30.  What do you consider an affordable 

monthly housing cost for senior 
housing; including rents and/or 
mortgage payments, utilities, taxes, 
upkeep, insurance and maintenance? 

<499 <749 <999 <1499 
15.0% 34.8% 18.8% 15.9% 
<1999 <2499 <2999 3000+ 
7.7% 4.8% 1.0% 1.9% 

 

31.  What are the five  most important 
features that would influence your 
decision to move? Please share any 
comments you have below. 

1st Floor 
Living 

Handicap 
Access 

Full 
Kitchen Baths Step-in-

Shower 
Air 

Condition-
ing 

Pets 

11.6% 4.6% 7.9% 4.5% 9.0% 8.3% 4.0% 
On-Site 
Services Bedrooms Garage Storage 

Space Security Laundry 
Facilities Meals 

5.6% 5.1% 6.6% 4.5% 9.1% 10.0% 5.0% 
Recreation 
Services Other      

3.1% 1.2%      
 

32.  What amenities in the community or 
near-by  would most influence your 
housing choice? Please check the 
five most important and share any 
comments below. 

Banking Beauty 
Shop 

Bus 
Stop Cinema Coffee 

Shop 
Convenience 

Store 
Grocery 

Store Hospital 

13% 3% 2% 1% 4% 2% 17% 5% 

Laundry Library Medical 
Services Parks Pharmacy Post Office Shopping  

6% 6% 12% 5% 11% 7% 6%  
 

33.  What amenities on-site (or within the 
residence community)   would most 
influence your housing choice? 
Please check the five most important, 
and share any comments below. 

Add'l Storage Add'l 
Parking 

Beauty 
Shop Chapel Cable TV 

Hookup Coffee Shop 

5% 3% 2% 3% 14% 4% 

Convenience Store Elevator Exercise 
Room 

Green 
Space Laundry Library 

4% 6% 9% 7% 13% 6% 
Medical Services Pharmacy Post Office Trails TV Room Other 

7% 7% 5% 4% 1% 0% 
 

34.   What additional amenities would you 
expect to find in the community? 

Shopping, Gardens, Prescription Delivery, More Cultural Events, Activity Room, Guest 
Accommodations, more Recreation Opportunities, Nail Shop, more Shopping, Grocery, Medical; 
Pool, Transportations; more social programs, more Gardens and recreation fields, trash pickup, 
more Outdoor green space, more Transportation (public), Theater, Cable tv, public pools, 
underground utilities, street lights, mail del., garbage p/u, more golf, Good Neighbors, more 
intellectual stimulus, Am Legion or YMCA, or Community room 

 
35.  If  you were to move today, how far 

would you move from your current 
home?  (expressed in drive time) 

0--15 
Minutes 

15-20 
Minutes 

20-30 
Minutes 

30-45 
Minutes 

45-60 
Minutes 

60+ 
Minutes 

25% 20% 19% 14% 6% 17% 
 

36.  What do you consider a reasonable 
drive time to work? 

0--15 
Minutes 

15-20 
Minutes 

20-30 
Minutes 

30-45 
Minutes 

45-60 
Minutes 

60+ 
Minutes 

15% 26% 36% 17% 1% 4% 
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37.  Who will make the decision when 
and where to move? 

Myself Spouse Children Family Spouse 
& I 

Children 
& I 

Family 
& I 

35% 3% 4% 2% 48% 3% 6% 
 
38.  Do you believe there is a need for 

Senior Housing in your community? 
Very High Need Moderate 

Need 
Very Little 

Need No Need 

51.3% 39.9% 4.4% 4.4% 
 
39.  What do you believe is the 

greatest need for seniors in your 
community? 

More Housing Supportive 
Services 

Community 
Support Other 

36.5% 48.6% 9.5% 5.4% 
 
40.  What type of senior housing do you 

feel is needed in the Cazenovia 
Community? 

Affordable Luxury Assisted 
Living 

Market 
Rate 

Retirement 
Home Other 

64.3% 4.1% 16.0% 4.9% 10.7% 0.0% 
 
41.   Would you support a new senior 

housing project in the community? 
Yes No 

86.6% 13.4% 
 
42.  Where  do you see the first new 

senior housing being built? 
Village Rural Setting Town On the Lake 
56.0% 8.1% 24.4% 11.5% 

 

43. What additional services do you think 
are needed in the community for 
seniors? 

Health Service, Public Transportation, Physical Exercise, Better Sense of Community, Luther 
Church, teaching-knowledge and sharing opportunities, Medical Services, City Well Covered, 
More Supportive services, Clothing Store, More recreation opportunities, community support, 
Interventional Assistance  with Problem Solving, Community Center, Visiting Nurses, education 
opportunities, Access to gardens, support in home and local bus service.  

 
44.  Do you think new senior housing 

and/or senior projects will add to 
the quality of life in the community? 

Very Likely Somewhat 
Likely 

Somewhat 
Unlikely Unlikely 

70.1% 23.2% 4.0% 2.7% 
 
45.  How likely would you choose to live 

in senior housing project in the next 
five years? 

Very Likely Somewhat 
Likely 

Somewhat 
Unlikely Unlikely 

23.9% 32.3% 4.4% 39.4% 
 
46.  How likely would a family member or 

friend of yours choose to live in senior 
housing project in the next five years? 

Very Likely Somewhat 
Likely 

Somewhat 
Unlikely Unlikely 

27.8% 42.6% 8.1% 21.5% 
 

47. Please add any addition comments. 

Good Job, Keep going with this…, Need parking Garage, Would like senior housing in community 
setting with service nearby, Wants 1st floor walk for her cats, access her porch, and ease of 
walkability, A life care facility should be considered, It's too bad retirees have move away to find 
comfortable housing, Father-in-law cannot find housing, thinking about moving out of state, with 
other family, would prefer to live here, Need more affordable housing for those on SS and Medicaid, 
Affordable is needed in the village, Would like to live in Cazenovia, but concerned about being a 
little to far out w/o public transportation, Prefer intergeneration facility, prefers not be isolated and 
alone, want more stimulation, more units with 2-3 bedrooms, Nice to know some cares about senior 
housing, thanks you for your concern, I found it hard to answer many of the questions as I don’t 
understand the senior issues, Need more Upscale senior housing, need campus with individual 
housing leading up to higher levels of care, No choice in Cazenovia, many leaving and more will, 
Love Caz, my children went to school there—I would love to live there-no options available. 

 



GCACC/CASA  Market and Feasibility Study 

© 2009 Asterhill. Surveys 7 

 

C
az

en
ov

ia
 S

en
io

r 
H

ou
si

ng
 M

ar
ke

t 
an

d 
Fe

as
ib

ili
ty

 S
tu

dy
 

Su
rv

ey
 R

es
po

nd
en

ts
 D

is
tr

ib
ut

io
n 

M
ap

 



 

 
 

 
 
 
 
 
 
 
 

W
O

R
K

S
H

O
P

S
 



GCACC/CASA  Market and Feasibility Study 

© 2009 Asterhill. Workshops 2 

Workshops  
 
The Workshops were designed to reach out to specific population segments in the Cazenovia 
community.  The goal was to listen to seniors, the stake holders, and the public.  The purpose of the 
workshops were to discover what residents see as the needs in the community for housing and 
services for seniors.  
 
 

Workshop I:   Cazenovia Seniors  June 18, 2009 
 

Presentation:  Approximately 45 seniors attended the workshop. The group was 
given a brief presentation of the Demographic Data and the Primary 
Market Area. 

 
Focus Groups;  The seniors were randomly broken down into four groups and 

presented with four discussion topics. At the end of the evening, each 
group shared their findings. 

 
• Group One:  What defines quality of life for seniors? 

The primary factor the group identified for quality of life was INDEPENDENCE.  This 
was followed by GROWTH, then by PHYSICAL SURROUNDINGS.  In all categories, 
OPTIONS were essential elements.  A more detailed breakdown in outline form 
follows. 

 
INDEPENDENCE 
“The immediate ability to come and go or do or not do as desired.” 
 
• Transportation: Note that those who drive for transportation need 

services to accommodate winter storage and access to vehicles 
• Access to services and shopping: Either by proximity or by delivery or 

arranged shoppers 
• Meals: Optional meal services of acceptable quality, cost, and variety 
• Extraordinary circumstances: A means of getting food, medicines, and 

care for acute (not chronic) times of illness 
• Security and safety: Particular interest in regular contact or “check up” 

for those living alone 
 

GROWTH 
 

• Continuing education: Particular interest in connection with a local 
university for content, and Library on site or arranged nearby 

• Social interactions:  Community activities and gathering places 
• Exercise/Hobbies: Facilities for gardening, walking, and other 

activities 
• Spiritual enrichment: Volunteer activities 
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PHYSICAL SURROUNDINGS 

 
• Maintenance-free housing and grounds 
• Private and quiet 
• Proximity to “things” of necessity and interest 

 
 

• Group Two:  What services are needed most for seniors? 
The group discussed needs in terms of housing facilities, level of on-site services, 
amenities, and accessory facilities. 

 
ASSISTED HOUSING FACILITIES 

 
• Majority of dwelling units are to be private, one bedroom with kitchens 
• Minority of dwelling units are to be semi-private, two bedrooms with 

kitchens 
• Very few studio type dwelling units 
• Large windows for viewing birds and squirrels in each unit 
• Central dining area 

 
NURSING HOME FACILITIES 

 
• Majority of units to be private, one bedroom with kitchen 
• Central dining areas for each wing 
 

Note: Group desires combination of both assisted and independent 
units to be located within one structure. 
 
Note: Group desires units on a sliding scale basis with entry level 
being current living costs outside and then increasing as the costs for 
services increase. 
 
Note: Group desires opportunity to own unit, as well as rent unit, to 
provide equity. 
 
Note: Group desires mobility/socialization both within the complex and 
within the community. 

 
HOUSING AMENITIES 

 
• Laundry service to be provided 
• Large screen televisions with remote listing devices 
• Transportation – private bus service with handicap equipment 

(scheduling of vehicle by seniors) 
• Partnering with Cazenovia College for shopping trips 
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• Partnering with Madison County Office for the Aging for day trips 
• Financial assistance room for local bank services 
• Security monitoring systems 
• Wireless computer access 
• Well equipped community room 
• Group centers – a number of smaller gathering rooms for social 

functions 
• Exercise rooms with physical therapy provided 

 
ACCESSORY FACILITIES 

 
• Garages for vehicles 
• Wood shop/craft room 
• Putting green, bocci ball court, horse shoes, etc. 
• In-door swimming pool with aquatic trainer (outdoor pool was not felt 

important) 
 

SITE AMENITIES 
 

• Walking trails 
• Wild life areas 
• Outdoor cooking areas 
• Pavilion 
• No “porta-potties” 
• Trout pond (fishing) with wheel chair accessibility 

 
• Group Three: What type of senior housing is most needed for seniors?  

The group expressed their concern over what the housing offered. The group said 
affordable and market rate housing was the greatest need.  

 
HOUSING PRODUCTS 

 
• Independent Senior Housing 

o Apartments 
o Patio Homes/Cottages 
o Townhouses 

• Assisted Living Facilities 
o Apartments 
o Patio Homes/Cottages 

• Small Single Family Homes (cottages/patio homes) 
 

Everybody thought the Village was the best place to build any housing. The group 
talked about the existing poor conditions in a number of low income housing projects. 
The following is what the group determines quality housing: 
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HOUSING FEATURES 
 
• Access 
• More options in the Village 
• Walkability to Village 
• Shopping (2nd grocery store) 
• Good public lighting 
• Common space for gatherings 
• Picnic table-green space 
• Pool 

 
AMENITIES 

 
• Support services 
• Transportation  
• Security 
• Help with day to day issues 
• Pets 
• Garages  
• Elevators 

 
HOUSING UNIT FEATURES 

 
• Open floor plans 
• 1st  floor living 
• Two bedrooms 
• Sound proofing 
• More insulation 
• Step heights lower 
• Stair and handrails  
• Walk in showers 
• Emergency pull cords 
• Wood floors 
• More storage 
• Patio’s or terraces 
• Retractable clothes lines 
• Laundry facilities (i.e. stackable) 

 
• Group Four: What modifications and/or changes would you be willing to make 

to remain in your home? 
The group was asked one question; why modify? The simple answers were; promotes 
independence, and helps prevent accidents.  
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Some of the facts shared with the group were: 
 
• 86% of older Americans want to stay in their home (AARP) 
• Most homes not designed to accommodate the needs of people 65 or 

over (especially homes 20 or more years old) 
• Home maintenance issues 
• More accidents happen in the home than anywhere else – fall 

prevention is critical – a broken hip can mean immediate loss of 
independence 

 
The seniors in the group thought these issues would drive modifying their 
homes: 
 
• Is there a disability – is it temporary, permanent, or progressive 
• Is there difficulty in any of these areas: 
• Getting in/out of home 
• Using stairs 
• Using toilet, bathtub or shower 
• Getting in/out of bed, sofa, chairs 
• Getting dressed 
• Preparing meals 
• Doing laundry, cleaning 
• Opening windows, doors, mailbox 
• Are there risk factors: 

- vision/hearing/smell issues 
- reduced mobility (cane/walker/wheelchair) 
- limited reach 
- chronic illness 

 
SIMPLE MODIFICATIONS 
Remove scatter rugs to prevent trips and falls, to complex, installing a stair lift. 

 
EXTERIOR MODIFICATIONS 

 
• Motion lights 
• Hand rails 
• Ramps 
• Door opener 
• Lighted doorbell/buzzer 
• Rubber treads on steps 
• Doors wide enough to accommodate wheelchair (36-42”) 
• Easy pathways (for walkers/wheelchairs) to entrances 
• Door hardware/widths 
• Key availability 
• Door with a view panel/peephole 
• Weather related tools easily accessible 
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INTERIOR MODIFICATIONS 
 
• Lifeline 
• Sharp corners removed 
• Furniture placement 
• Throw rugs removed 
• Lighting/timers/switch placement near doors and low 
• Phone accessibility 
• Battery operated closet lights 
• Heights for switches/knobs 
• Chair lifts 
• Security system 
• De-clutter 
• Flashlights/batteries 
• Secure cords 
• Carpet thickness (wheelchair and walkers) 
• Electrical outlets 
• Window cranks vs. Push up 
• Can doorbell be heard everywhere in home 
• Smoke/carbon monoxide detectors (change batteries with time 

change in spring/fall) 
• Night lights 
• Touch control lamps 
• Fire extinguishers 

 
Bathrooms 

 
• Height of toilet/sink 
• Grab bars/hand rails 
• Walk-in shower and/or tub seating 
• Hand held shower heads 
• Flooring – non-skid 
• Location (which floor) and size of room 
• Lighting 
• Anti-scalding device 
• Water faucets – levers not knobs 
 
Kitchens 
 
• Stove knobs and location (in front) 
• Appliances with auto shut-off 
• Shelving – lower, slide out and/or revolving 
• Faucet handles – not knobs 
• Sturdy chairs (with arms) and placement 
• Table/countertop access/height 
• Non-skid floors 
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• Lighting 
 
Bedroom 
 
• Bed height 
• Closet rods lower 
• Phone accessibility 
 
Miscellaneous 
 
• Laundry converted from stackable 
• Dryer vented properly 

 
 

Workshop II:  Stakeholders  July 23, 2009 
 

 
Presentation:  The workshop was attended by Town and Village officials and local 

non-profit agencies. A brief presentation was made on the following: 
study purpose, primary market area, and demographics profile.  

 
Group Discussion: The focus of the discussion was on how does the Town, Village and 

community make changes to improve the delivery of services, 
promote the development of new senior housing, and address an 
aging population. 

 
ISSUES 
 
• Impact of losing younger families in the community 

o Lose of volunteer base 
o Long term stability of tax base 

• Senior Zoning: The Town and Village adopting zoning to promote 
development  of senior zoning 
o Senior zoning 
o Spot zoning for seniors 
o Housing density and availability of services 

• Delivery of services 
o Transportation 
o NORC 
o Five basic daily activities 

• Community partnerships 
o Transportation-with local colleges or other communities 
o Meals 
o Community Center 

• Education 
o Continuing education at college, high school 
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Workshop III:  Public   July 29, 2009 
 

 
Presentation:  The workshop was open to the general public. Approximately 43 

people attended. A brief presentation was made covering the following 
topics: study purpose; primary market area; and demographics profile.  

 
Group Discussion: The group discussion took on a question and answer format. 

  
QUESTIONS 
 
1. How does the median income information presented, address 

seniors with pensions and other financial resources? 
 
The median income does not look at other household resources.  It is 
based on what they report as income on their tax returns. These type 
of assets generally are taken into account by projects when they 
income qualify potential residents. 
 

2. Why doesn’t Cazenovia have public transportation? 
 
Historically, public transportation has not been a high priority for the 
community.  As best as we can determine, when such opportunities 
became available, the community decided to decline the offers. 
 

3. Why doesn’t the community have more services available for 
seniors? 
 
Until recently, the priorities of the community have been focused on 
other needs.  
 

4. Why have other proposals failed, specifically for senior housing? 
 
Other projects have failed for a variety of reasons including but not 
limited to; environmental problems; insufficient availability of sanitary 
and water services; zoning; and Town/Village not amenable to new 
development.  
 

5. How do we make it work? 
 
We make it work through building community consensus, 
partnerships, and positive attitude to support development of new 
senior housing projects.  Any new project must offer the community 
something positive and be in line with long term plans.  
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GENEREAL COMMENTS 
 
• Syracuse is going green; we should make any new senior 

development do the same. 
• Are there any proposals for the Thornfield property? 
• Does the Nelson Street property have any additional land for 

development?  
• Do not want big blue buses driving down Main Street. Can we do 

something locally? 
• The community must support projects for new housing and services.  

We need more involvement by everybody. 
• Seniors are frustrated by the lack of services and shopping 

opportunities. 
 

 













 
 

D
E

M
A

N
D

 A
N

D
 F

O
R

E
C

A
S

T
 



GCACC/CASA  Market and Feasibility Study 

© 2009 Asterhill.  Demand and Forecast 2 

Demand and Forecast  
The purpose of projecting future demand for senior housing and forecasting population trends is to 
examine the community needs.  Is the community prepared for these projected changes? These 
forecasts are planning tools for communities and their leaders. Forecasting population changes will 
identify existing and future trends. Estimates on the demand for new senior housing units are based 
on age and income level through 2014.  
 

MARKET DEMAND  
According to the US Census, one third of all renters in the PMA are seniors.  This represents about 
4,900 households.  There are approximately 1,500 units that are planned senior housing projects.   In 
order to evaluate the demand, several criterions must be used to qualify the population.  This 
methodology is based on qualifying the population by age and income. The demand can be further 
broken down by income segments. The table below illustrates the demand. 
 

Demand Estimates 
Methodology/Year  2000 2009 2010 2011 2012 2013 2014 

Qualified by Age [1]  14,900 19,007 19,393 19,698 19,942 20,138 20,294 

Qualified by Income [2] 

Very Low Income <50% AMI  4,388 5,598 5,712 5,802 5,874 5,931 5,977 
Low Income >50 to <60 AMI  1,748 2,230 2,275 2,311 2,339 2,362 2,381 
Mod Income >60 - <80% AMI  1,007 1,285 1,311 1,332 1,348 1,361 1,372 
Market Rate >80% AMI  7,757 9,895 10,096 10,254 10,382 10,483 10,564 

Qualified Households after impact 
analysis 

10,319 13,127 13,393 13,604 13,773 13,907 14,015 

Existing and Planned Inventory  9,618 11,383 11,554 11,727 11,903 12,081 12,263 

Average household size [3] 1.67 

Estimated Market Demand  239 594 626 639 637 622 597 

Very Low Income <50% AMI  61 151 160 163 162 158 152 
Low Income >50 to <60 AMI  10 24 25 26 26 25 24 
Mod Income >60 - <80% AMI  9 22 23 23 23 23 22 

Market Rate >80% AMI  160 397 419 427 426 416 399 
Project Capture Rates 

Proposed 40 market rate Sr. Hsg. units 25.08% 10.08% 9.55% 9.36% 9.40% 9.62% 10.03% 

Proposed 24 affordable Sr. Hsg units 30.4% 12.2% 11.6% 11.3% 11.4% 11.6% 12.1% 

Absorption Rate  4-8 4-8 4-8 4-8 4-8 4-8 4-8 

Project Penetration Rate  Less than 1% 

[1] Estimated Demands for 2008 based on current population and senior housing development patterns. 
  

  
[2] NYS Office of Aging defines subsidized-pay properties as facilities that accept residents who pay less than the going market rate for rent or for rent 
and services.  Subsidized housing receives financial assistance from a government or other public entity.  
[3] The total number of seniors is adjusted for those who age in place, relocate back into the area, and mobility of seniors in the region. 

 
The demand estimates indicate the need for senior housing will peek around 2011 and sustain itself 
through 2015. The demand analysis also indicates the need for affordable and market rate units is the 
greatest.  The total estimated units needed to saturate this market in 2010 are 626.  The demand 
for affordable senior housing units is 208 for those with income equal to or less than 80% of the 
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average median income. These estimates take into account seniors and families relocating back into 
the PMA, those seniors downsizing and renting smaller units, and aging in place.  The positive 
demand is reflective of several conditions in the PMA.  First, with the increase in the number of seniors 
in the PMA, there is a growing shortage of suitable housing units.  Second, with increased mean 
income, more seniors qualify for low income housing, thus increasing demand. 

 
PMA INCOME ANALYSIS 
The income analysis illustrates the depth of the market. The chart illustrates the largest pool of 
residents in the PMA with incomes over $50,000 annually are 55 to 64 years. Seniors 65 and older 
represent the largest groups with low incomes. The baby boomers are showing the ability to pay 
higher rents currently.  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PMA DEMOGRAPHIC CHARACTERISTICS 
Overall, the forecast for the population in the PMA is stable. The population is expected to grow by 
0.5% through 2015.  Certain segments of the PMA population will grow more than the overall.  
Additionally, there are segments showing a continued decline.  The strongest growth is found with 
those between the ages of 55 to 74 at 40.4%. The segments with the largest decline are those 
between the ages of 35-44 with -44%. The development of any housing products in this PMA should 
target the market strengths and growing areas. The table below illustrates the PMA population and 
projected growth.  
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Table 8.1  
PMA Population Analysis 

 Actual Estimated Changes/Trends 

 1990 2000 2009 2010 2011 2012 2013 2014 2015 1990-
2000 

2000-
2010 

2000-
2015 

Under 5 years   4,492  4,313    3,623    3,649     3,696     3,734     3,765     3,789  3,887  -4.0% -15.4% -9.9% 

5 to 9 years 4,892  5,248   3,762     3,710     3,728     3,742     3,753     3,762     3,799  7.3% -29.3% -27.6% 

10 to 14 years 4,551  5,741    4,245     4,173     4,148     4,128     4,112     4,099     4,047  26.1% -27.3% -29.5% 

15 to 19 years  6,064  5,235    4,983     5,050     5,013     4,984     4,960     4,941     4,866  -13.7% -3.5% -7.0% 

20 to 24 years 4,184  3,396    5,111     5,258     5,299     5,331     5,357     5,378     5,461  -18.8% 54.8% 60.8% 
25 to 34 years 9,150  6,720    7,599     7,708     7,857     7,977     8,073     8,149    8,456  -26.6% 14.7% 25.8% 
35 to 44 years 10,554  11,654    7,487    7,088    6,976     6,886     6,815     6,757    6,528  10.4% -39.2% -44.0% 

45 to 54 years 7,330  10,374  10,380   10,502   10,393   10,306   10,236   10,180     9,956  41.5% 1.2% -4.0% 

55 to 59 years 2,873  3,582    4,470     4,566     4,642     4,702     4,751     4,790     4,945  24.7% 27.5% 38.0% 

60 to 64 years 2,746  2,850    3,533     3,718     3,773     3,817     3,853     3,881     3,995  3.8% 30.4% 40.2% 

65 to 74 years 4,172  4,702    5,554     5,671     5,834    5,965     6,069     6,153     6,488  12.7% 20.6% 38.0% 

75 to 84 years 2,079  2,892   3,756     3,703     3,695     3,688     3,683     3,679    3,663  39.1% 28.0% 26.6% 

85 years & over 634  874  1,695     1,736     1,755     1,770     1,782     1,791    1,829  37.9% 98.7% 109.3% 

Total 63,721 67,581 66,197 66,532 66,809 67,031 67,209 67,351 67,919 6.1% -1.6% 0.5% 

Seniors 55+ 12,504 14,900 19,007 19,393 19,698 19,942 20,138 20,294 20,919 19.2% 30.2% 40.4% 

% Seniors 55+ 19.62% 22.05% 28.71% 29.15% 29.48% 29.75% 29.96% 30.13% 30.80%    

Under 20 19,999 20,537 16,613 16,582 16,586 16,588 16,590 16,592 16,599 2.7% -19.3% -19.2% 

% Under 20  31.4% 30.4% 25.1% 24.9% 24.8% 24.7% 24.7% 24.6% 24.4%    
 
 
CONCLUSIONS 

• The demand for low income housing for seniors is undeveloped. 

• The population will continue to grow through 2015. 

• The increase in household incomes in the PMA is changing the 
housing needs.  
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Cazenovia Senior Housing Study

PMA  Town 
Cazenovia 

Madison 
County

New York 
State

Total population 63,721 3,255 69,120 17,990,455
AGE
Under 5 years 4,492 7.0% 258 7.9% 4,882 7.1% 1,255,764 7.0%
5 to 17 years 12,094 19.0% 634 19.5% 12,552 18.2% 3,003,785 16.7%
18 to 20 years 4,705 7.4% 85 2.6% 6,587 9.5% 839,066 4.7%
21 to 24 years 2,892 4.5% 110 3.4% 4,462 6.5% 1,114,358 6.2%
25 to 44 years 19,704 30.9% 1,050 32.3% 20,192 29.2% 5,862,873 32.6%
45 to 54 years 7,330 11.5% 423 13.0% 7,071 10.2% 1,913,920 10.6%
55 to 59 years 2,873 4.5% 177 5.4% 2,698 3.9% 811,857 4.5%
60 to 64 years 2,746 4.3% 171 5.3% 2,741 4.0% 825,110 4.6%
65 to 74 years 4,172 6.5% 240 7.4% 4,603 6.7% 1,348,279 7.5%
75 to 84 years 2,079 3.3% 91 2.8% 2,542 3.7% 767,270 4.3%
85 years and over 634 1.0% 16 0.5% 790 1.1% 248,173 1.4%

OCCUPANCY AND TENURE
Occupied housing units 22,158 1,137 23,567 6,639,322

Owner occupied 17,619 79.5% 1,011 88.9% 17,515 74.3% 3,464,436
Renter occupied 4,539 20.5% 126 11.1% 6,052 25.7% 3,174,886
Vacant housing units 2,465 128 3,074 587,569
For seasonal, recreational, or 
occasional use 1,223 82 1,872 212,625

 
Homeowner vacancy rate 2.21                 1.10                 1.20                 1.90                 

Rental vacancy rate 5.78                 2.30                 4.50                 4.90                 
   
Persons per owner-occupied unit 2.90                 2.90                 2.85                 2.86                 
Persons per renter-occupied unit 2.30                 2.56                 2.33                 2.38                 

AGE OF HOUSEHOLDER
Owner-occupied Hsg units 17,619 1,011 17,515 0
Under 25 years 208 1.2% 7 0.7% 290 1.7% 0 #DIV/0!
25 to 34 years 2,601 14.8% 115 11.4% 2,988 17.1% 0
35 to 44 years 4,732 26.9% 289 28.6% 4,174 23.8% 0
45 to 54 years 3,701 21.0% 210 20.8% 3,406 19.4% 0

55 to 64 years 2,939 16.7% 190 18.8% 2,759 15.8% 0
65 to 74 years 2,225 12.6% 137 13.6% 2,399 13.7% 0
75 years and over 1,213 6.9% 63 6.2% 1,499 8.6% 0

Demographic Profile 1990
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Cazenovia Senior Housing Study

PMA  Town 
Cazenovia 

Madison 
County

New York 
State

Demographic Profile 1990

 
Renter-occupied Hsg units 4,539 126 6,052 0
Under 25 years 570 12.6% 13 10.3% 1,002 16.6% 0 #DIV/0!
25 to 34 years 1,478 32.6% 56 44.4% 1,832 30.3% 0 #DIV/0!
35 to 44 years 856 18.9% 23 18.3% 1,014 16.8% 0 #DIV/0!

45 to 54 years 386 8.5% 14 11.1% 539 8.9% 0 #DIV/0!
55 to 64 years 310 6.8% 7 5.6% 425 7.0% 0 #DIV/0!
65 to 74 years 421 9.3% 6 4.8% 594 9.8% 0 #DIV/0!
75 years and over 518 11.4% 7 5.6% 646 10.7% 0 #DIV/0!

INCOME IN 1989
Households 22,425 1,153 23,675 6,634,434
Less than $5,000 410 1.8% 7 0.6% 785 3.3% 402,744 6.1%
$5,000 to $9,999 1,444 6.4% 37 3.2% 2,377 10.0% 629,440 9.5%
$10,000 to $14,999 1,462 6.5% 60 5.2% 2,060 8.7% 494,101 7.4%
$15,000 to $24,999 3,008 13.4% 129 11.2% 4,604 19.4% 999,183 15.1%
$25,000 to $34,999 3,367 15.0% 159 13.8% 4,320 18.2% 950,695 14.3%
$35,000 to $49,999 4,392 19.6% 189 16.4% 4,609 19.5% 1,145,247 17.3%

$50,000 to $74,999 4,251 19.0% 286 24.8% 3,460 14.6% 1,108,921 16.7%
$75,000 to $99,999 1,804 8.0% 139 12.1% 866 3.7% 454,648 6.9%
$100,000 to $149,999 1,399 6.2% 70 6.1% 385 1.6% 285,138 4.3%
$150,000 or more 888 4.0% 77 6.7% 209 0.9% 164,317 2.5%

Median household income (dollars) 44,084 49,550 29,547 32,965
UNITS IN STRUCTURE
1-unit detached 18,311 1,169 18,136 2,929,333
1-unit attached 783 5 243 301,794
2 to 4 units 1,800 53 3,393 1,320,073
5 to 9 units 935 6 779 374,858
10 or more units 813 1 918 1,998,074
Mobile home, trailer, or other 1,981 31 3,172 302,759
 
VALUE
Specified owner-occupied housing units 13,527 749 12,005 2,387,606
Less than $50,000 1,370 30 3,180 243,817
$50,000 to $99,999 5,243 208 6,276 674,377
$100,000 to $149,999 3,329 205 1,648 431,629
$150,000 to $199,999 1,857 133 517 438,992
$200,000 to $299,999 1,219 93 248 380,997
$300,000 or more 509 80 136 217,794
 
Median (dollars) 107,994 134,100 69,300 131,600

© 2009 Asterhill Incorporated 



Cazenovia Senior Housing Study

PMA  Town 
Cazenovia 

Madison 
County

New York 
State

Demographic Profile 1990

 
CONTRACT RENT
Specified renter-occupied housing units p 3,970 81 5,325 3,059,911
Less than $250 758 18 1,428 529,128
$250 to $499 2,240 50 3,431 1,387,210
$500 to $749 834 10 331 764,656
$750 to $999 115 3 83 223,110
$1,000 or more 23 0 52 155,807
 
Median (dollars) 364 0 322 428
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Cazenovia Senior Housing Study

PMA  Town of 
Cazenovia 

Madison 
County

New York 
State

Total population 67,581              3,537                69,441 18,976,457

SEX AND AGE
Male 33,306                  1,790                   -          34,137             -         9,134,254        
Female 34,275                  1,747                   -          35,304             -         9,842,203        

Under 5 years 4,313                    6.4% 218                      6.2% 4,118 5.9% 1,227,347 6.5%
5 to 9 years 5,248                    7.8% 254                      7.2% 4,762 6.9% 1,357,191 7.2%
10 to 14 years 5,741                    8.5% 349                      9.9% 5,220 7.5% 1,336,043 7.0%
15 to 19 years 5,235                    7.7% 214                      6.1% 6,621 9.5% 1,267,339 6.7%
20 to 24 years 3,396                    5.0% 59                        1.7% 4,958 7.1% 1,246,001 6.6%
25 to 34 years 6,720                    9.9% 262                      7.4% 7,819 11.3% 2,727,492 14.4%
35 to 44 years 11,654                  17.2% 681                      19.3% 11,324 16.3% 3,128,592 16.5%
45 to 54 years 10,374                  15.4% 634                      17.9% 9,457 13.6% 2,555,339 13.5%
55 to 59 years 3,582                    5.3% 225                      6.4% 3,766 5.4% 928,351 4.9%
60 to 64 years 2,850                    4.2% 177                      5.0% 2,714 3.9% 752,065 4.0%
65 to 74 years 4,702                    7.0% 272                      7.7% 4,633 6.7% 1,285,467 6.8%
75 to 84 years 2,892                    4.3% 182                      5.1% 3,072 4.4% 860,074 4.5%
85 years and over 874                       1.3% 10                        0.3% 977 1.4% 305,156 1.6%

Occupied housing units 24,497                  1,277                   25,368             7,056,860        

Owner-occupied housing units 19,604                  80.0% 1,141                   89.4% 19,012             74.9% 3,739,247        53.0%
Renter-occupied housing units 4,893                    20.0% 136                      10.6% 6,356               25.1% 3,317,613        47.0%
Rental Vacancies 347                       7.1% 1                          0.7% 473                  7.4% 158,569           4.8%
Average household size of owner-
occupied unit 2.87                      2.83                     2.71                 2.83                 
Average household size of renter-
occupied unit 2.37                      2.26                     2.07                 2.36                 

Renter-occupied housing units 
by Age 4,893                    136                      6,356               3,317,613        
15 to 24 years 406                       8.3% 7                          5.1% 723                  11.4% 232,309           7.0%
25 to 34 years 1,263                    25.8% 39                        28.7% 1,621               25.5% 804,598           24.3%
35 to 44 years 1,106                    22.6% 20                        14.7% 1,274               20.0% 761,419           23.0%
45 to 54 years 746                       15.2% 46                        33.8% 955                  15.0% 563,949           17.0%
55 to 64 years 370                       7.6% 10                        7.4% 533                  8.4% 359,249           10.8%
65 years and over 1,002                    20.5% 14                        10.3% 1,250               19.7% 596,089           18.0%
65 to 74 years 347                       7.1% 14                        10.3% 492                  7.7% 283,351           8.5%
75 to 84 years 419                       8.6% -                       0.0% 505                  7.9% 221,800           6.7%
85 years and over 236                       4.8% -                       0.0% 253                  4.0% 90,938             2.7%

Demographic Profile 2000

HOUSING TENURE
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Cazenovia Senior Housing Study

PMA  Town of 
Cazenovia 

Madison 
County

New York 
State

Demographic Profile 2000

Renter-occupied housing units 4,893                    136                      6,356               3,317,613        
No bedroom 125                       2.6% -                       0.0% 81                    1.3% 332,240           10.0%
1 bedroom 1,493                    30.5% 18                        13.2% 389                  6.1% 1,238,060        37.3%
2 bedrooms 1,919                    39.2% 11                        8.1% 1,372               21.6% 1,114,274        33.6%
3 bedrooms 923                       18.9% 54                        39.7% 1,617               25.4% 503,409           15.2%
4 bedrooms 317                       6.5% 32                        23.5% 1,157               18.2% 99,908             3.0%
5 or more bedrooms 116                       2.4% 21                        15.4% 860                  13.5% 29,722             0.9%

Households 24,524                  1,270                   2,139               7,060,595        
Less than $10,000 1,161                    4.7% 40                        3.1% 1,632               76.3% 809,507           11.5%
$10,000 to $14,999 1,076                    4.4% 38                        3.0% 3,373               157.7% 453,320           6.4%
$15,000 to $24,999 2,487                    10.1% 73                        5.7% 3,599               168.3% 822,611           11.7%
$25,000 to $34,999 2,799                    11.4% 102                      8.0% 4,754               222.3% 807,043           11.4%
$35,000 to $49,999 4,005                    16.3% 138                      10.9% 5,211               243.6% 1,047,001        14.8%
$50,000 to $74,999 5,029                    20.5% 290                      22.8% 2,386               111.5% 1,297,712        18.4%
$75,000 to $99,999 2,790                    11.4% 209                      16.5% 1,495               69.9% 746,384           10.6%
$100,000 to $149,999 2,982                    12.2% 168                      13.2% 418                  19.5% 639,525           9.1%
$150,000 to $199,999 1,075                    4.4% 118                      9.3% 385                  18.0% 202,640           2.9%
$200,000 or more 1,120                    4.6% 94                        7.4% 40,184             1878.6% 234,852           3.3%

Median household income 
(dollars) 59,000                  70,395                 40,184             43,393             
With earnings 20,383                  1,105                   50,808             5,516,841        
Mean earnings (dollars) 73,448                  87,801                 7,325               64,102             
With Social Security income 6,579                    351                      11,308             1,837,421        
Mean Social Security income 
(dollars) 12,438                  13,203                 1,104               11,667             
With Supplemental Security 
Income 560                       33                        5,990               390,779           

Mean Supplemental Security 
Income (dollars) 8,488                    5,742                   516                  6,568               
With public assistance income 313                       12                        2,502               344,175           
Mean public assistance income 
(dollars) 2,965                    2,283                   4,910               3,699               
With retirement income 4,961                    263                      17,134             1,196,637        
Mean retirement income 
(dollars) 19,612                  19,934                 17,134             17,660             

INCOME IN 1999
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Cazenovia Senior Housing Study

PMA  Town of 
Cazenovia 

Madison 
County

New York 
State

Demographic Profile 2000

Families 18,030                  1,042                   17,582             4,673,485        
Less than $10,000 380                       2.1% 19                        1.8% 665                  3.8% 359,778           7.7%
$10,000 to $14,999 425                       2.4% 32                        3.1% 730                  4.2% 215,349           4.6%
$15,000 to $24,999 1,261                    7.0% 34                        3.3% 1,858               10.6% 462,739           9.9%
$25,000 to $34,999 1,784                    9.9% 64                        6.1% 2,327               13.2% 505,162           10.8%
$35,000 to $49,999 2,974                    16.5% 100                      9.6% 3,607               20.5% 705,855           15.1%
$50,000 to $74,999 4,159                    23.1% 252                      24.2% 4,318               24.6% 957,683           20.5%
$75,000 to $99,999 2,397                    13.3% 188                      18.0% 2,082               11.8% 594,059           12.7%
$100,000 to $149,999 2,654                    14.7% 151                      14.5% 1,340               7.6% 522,203           11.2%
$150,000 to $199,999 998                       5.5% 108                      10.4% 362                  2.1% 164,443           3.5%
$200,000 or more 998                       5.5% 94                        9.0% 293                  1.7% 186,214           4.0%

Median family income (dollars) 67,917                  79,750                 47,889             51,691             

Per capita income (dollars) 27,879                  33,462                 19,105             23,389             
Median  (dollars):

Male full-time, year-round workers 49,619                  51,250                 33,069             40,236             
Female full-time, year-round 
workers 30,637                  32,135                 25,026             31,099             
Occupied Housing Units 24,497                  1,277                   380,873           7,056,860        
UNITS IN STRUCTURE
1-unit, detached 18,709                  76.4% 1,209                   94.7% 222,628           58.5% 2,931,651        41.5%
1-unit, attached 876                       3.6% -                       0.0% 11,805             3.1% 355,961           5.0%
2 units 804                       3.3% 26                        2.0% 76,452             20.1% 760,501           10.8%
3 or 4 units 792                       3.2% 14                        1.1% 23,731             6.2% 501,609           7.1%
5 to 9 units 1,001                    4.1% 4                          0.3% 16,433             4.3% 369,986           5.2%
10 to 19 units 253                       1.0% -                       0.0% 8,645               2.3% 303,405           4.3%
20 or more units 571                       2.3% -                       0.0% 15,602             4.1% 1,660,595        23.5%
Mobile home 1,480                    6.0% 24                        1.9% 5,552               1.5% 171,319           2.4%
Boat, RV, van, etc. 11                         0.0% -                       0.0% 25                    0.0% 1,833               0.0%

 

1999 to Present 331                       1.4% 16                        1.3% 2,502               0.7% 52,225             0.7%
1995 to 1998 1,038                    4.2% 51                        4.0% 10,228             2.7% 179,119           2.5%
1990 to 1994 1,824                    7.4% 96                        7.5% 14,519             3.8% 237,763           3.4%
1980 to 1989 4,004                    16.3% 194                      15.2% 24,033             6.3% 541,014           7.7%
1970 to 1979 3,538                    14.4% 131                      10.3% 41,493             10.9% 797,624           11.3%
1960 to 1969 3,381                    13.8% 163                      12.8% 48,820             12.8% 1,038,158        14.7%
1940 to 1959 4,090                    16.7% 184                      14.4% 123,988           32.6% 2,021,983        28.7%
1939 or earlier 6,291                    25.7% 442                      34.6% 115,290           30.3% 2,188,974        31.0%

YEAR STRUCTURE BUILT
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Cazenovia Senior Housing Study

PMA  Town of 
Cazenovia 

Madison 
County

New York 
State

Demographic Profile 2000

1999 to Present 3,233                    13.2% 134                      10.5% 59,553             15.6% 1,056,606        15.0%
1995 to 1998 5,903                    24.1% 300                      23.5% 89,293             23.4% 1,844,967        26.1%
1990 to 1994 4,064                    16.6% 182                      14.3% 59,195             15.5% 1,134,011        16.1%
1980 to 1989 5,277                    21.5% 302                      23.6% 64,897             17.0% 1,215,576        17.2%
1970 to 1979 2,797                    11.4% 160                      12.5% 45,061             11.8% 882,141           12.5%
1969 or earlier 3,223                    13.2% 199                      15.6% 62,874             16.5% 923,559           13.1%

Specified owner-
occupied units 15,673                  -       814                      201,460           2,689,728        

VALUE
Less than $50,000 819                       5.2% -                       0.0% 16,360             8.1% 151,310           5.6%
$50,000 to $99,999 5,892                    37.6% 191                      23.5% 105,756           52.5% 714,774           26.6%
$100,000 to $149,999 4,153                    26.5% 240                      29.5% 50,318             25.0% 491,060           18.3%
$150,000 to $199,999 2,439                    15.6% 194                      23.8% 17,167             8.5% 468,384           17.4%
$200,000 to $299,999 1,517                    9.7% 105                      12.9% 8,751               4.3% 501,839           18.7%
$300,000 to $499,999 683                       4.4% 52                        6.4% 2,437               1.2% 252,136           9.4%
$500,000 to $999,999 157                       1.0% 29                        3.6% 533                  0.3% 87,898             3.3%
$1,000,000 or more 13                         0.1% 3                          0.4% 138                  0.1% 22,327             0.8%
Median (dollars) 116,233                146,000               90,800             148,700           

-                   

With a mortgage 10,960                  100% 581                      100% 132,554           100.0% 1,824,984        100%
Less than $300 18                         0.2% -                       0.0% 259                  0.2% 2,307               0.1%
$300 to $499 180                       1.6% 8                          1.4% 4,373               3.3% 35,291             1.9%
$500 to $699 826                       7.5% 17                        2.9% 14,570             11.0% 127,393           7.0%
$700 to $999 2,336                    21.3% 73                        12.6% 40,761             30.8% 347,548           19.0%
$1,000 to $1,499 3,900                    35.6% 238                      41.0% 48,218             36.4% 544,980           29.9%
$1,500 to $1,999 1,846                    16.8% 132                      22.7% 15,498             11.7% 390,485           21.4%
$2,000 or more 1,854                    16.9% 113                      19.4% 8,875               6.7% 376,980           20.7%
Median (dollars) 1,280                    11.7% 1,403                   241.5% 1,053               0.8% 1,357               0.1%
Not mortgaged 4,713                    43.0% 233                      40.1% 68,906             52.0% 864,744           47.4%
Median (dollars) 465                       419                      384                  457                  

-                   
Less than 15 percent 5,472                    49.9% 219                      26.9% 68,170             33.8% 847,179           31.5%
15 to 19 percent 3,140                    28.6% 122                      15.0% 38,910             19.3% 460,991           17.1%
20 to 24 percent 2,239                    20.4% 80                        9.8% 30,626             15.2% 383,278           14.2%
25 to 29 percent 1,476                    13.5% 40                        4.9% 19,690             9.8% 270,107           10.0%
30 to 34 percent 944                       8.6% 95                        11.7% 12,393             6.2% 180,425           6.7%
35 percent or more 2,368                    21.6% -                       0.0% 30,633             15.2% 528,389           19.6%
Not computed 34                         0.0% -                       0.0% 1,038               0.5% 19,359             0.7%

Selected Monthly Owner Costs as a % Household Income

YEAR HOUSEHOLDER MOVED INTO UNIT

MORTGAGE STATUS AND SELECTED MONTHLY OWNER COSTS

© 2009 Asterhill Incorporated 



Cazenovia Senior Housing Study

PMA  Town of 
Cazenovia 

Madison 
County

New York 
State

Demographic Profile 2000

-                   

Specified renter-occupied units 4,728                    90                        131,271           3,301,784        
GROSS RENT -                   
Less than $200 165                       3.5% -                       0.0% 6,359               4.8% 180,305           5.5%
$200 to $299 193                       4.1% -                       0.0% 8,612               6.6% 157,990           4.8%
$300 to $499 1,158                    24.5% 26                        28.9% 43,347             33.0% 517,885           15.7%
$500 to $749 2,011                    42.5% 14                        15.6% 53,727             40.9% 1,073,246        32.5%
$750 to $999 547                       11.6% 7                          7.8% 10,535             8.0% 699,725           21.2%
$1,000 to $1,499 215                       4.5% 6                          6.7% 2,616               2.0% 390,325           11.8%
$1,500 or more 74                         1.6% -                       0.0% 1,051               0.8% 180,569           5.5%
No cash rent 365                       7.7% 37                        41.1% 5,024               3.8% 101,739           3.1%
Median (dollars) 609                       502                      516                  672                  

Less than 15 percent 993                       15.6% 25                        27.8% 22,338             17.0% 631,972           19.1%
15 to 19 percent 739                       14.1% 17                        18.9% 16,545             12.6% 423,635           12.8%
20 to 24 percent 668                       10.6% 4                          4.4% 14,709             11.2% 376,000           11.4%
25 to 29 percent 501                       8.3% 7                          7.8% 13,019             9.9% 322,751           9.8%
30 to 34 percent 393                       21.8% -                       0.0% 9,309               7.1% 235,573           7.1%
35 percent or more 1,032                    8.5% -                       0.0% 47,399             36.1% 1,103,248        33.4%
Not computed 402                       0.0% 37                        41.1% 7,952               6.1% 208,605           6.3%

Less than 15 percent 993                       21.0% -                       0.0% -                   0.0% -                   0.0%
15 to 19 percent 739                       15.6% 1,153                   1281.1% 23,675             18.0% 6,634,434        200.9%
20 to 24 percent 668                       14.1% 7                          7.8% 785                  0.6% 402,744           12.2%
25 to 29 percent 501                       10.6% 37                        41.1% 2,377               1.8% 629,440           19.1%
30 to 34 percent 393                       8.3% 60                        66.7% 2,060               1.6% 494,101           15.0%
35 percent or more 1,032                    21.8% 129                      143.3% 4,604               3.5% 999,183           30.3%
Not computed 402                       8.5% 159                      176.7% 4,320               3.3% 950,695           28.8%

4,728                    

Selected Monthly Owner Costs as a of Household Income

Less than 15 percent 5,472                    34.9% 219                      68,170             
15 to 19 percent 3,140                    20.0% 122                      38,910             
20 to 24 percent 2,239                    14.3% 80                        30,626             
25 to 29 percent 1,476                    9.4% 40                        19,690             
30 to 34 percent 944                       6.0% 95                        12,393             
35 percent or more 2,368                    15.1% -                       30,633             
Not computed 34                         0.2%  1,038               

GROSS RENT AS A PERCENTAGE OF HOUSEHOLD INCOME

GROSS RENT AS A PERCENTAGE OF HOUSEHOLD INCOME

© 2009 Asterhill Incorporated 
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A2.  Demand Analysis 
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Demand Estimates 
Methodology/Year  2000 2009 2010 2011 2012 2013 2014 

Qualified by Age [1]  14,900 19,007 19,393 19,698 19,942 20,138 20,294 
Qualified by Income [2] 

Very Low Income <50% AMI  4,388 5,598 5,712 5,802 5,874 5,931 5,977 
Low Income >50 to <60 AMI  1,748 2,230 2,275 2,311 2,339 2,362 2,381 
Mod Income >60 - <80% AMI  1,007 1,285 1,311 1,332 1,348 1,361 1,372 
Market Rate >80% AMI  7,757 9,895 10,096 10,254 10,382 10,483 10,564 

Qualified Households after impact 
analysis 

10,319 13,127 13,393 13,604 13,773 13,907 14,015 

Existing and Planned Inventory  9,618 11,383 11,554 11,727 11,903 12,081 12,263 
Average household size [3] 1.67 
Estimated Market Demand  239 594 626 639 637 622 597 
Very Low Income <50% AMI  61 151 160 163 162 158 152 
Low Income >50 to <60 AMI  10 24 25 26 26 25 24 
Mod Income >60 - <80% AMI  9 22 23 23 23 23 22 

Market Rate >80% AMI  160 397 419 427 426 416 399 

Project Capture Rates 

Proposed 40 market rate Sr. Hsg. units 25.08% 10.08% 9.55% 9.36% 9.40% 9.62% 10.03% 

Proposed 24 affordable Sr. Hsg units 30.4% 12.2% 11.6% 11.3% 11.4% 11.6% 12.1% 

Absorption Rate  4-8 4-8 4-8 4-8 4-8 4-8 4-8 
Project Penetration Rate  Less than 1% 
[1] Estimated Demands for 2008 based on current population and senior housing development patterns.   
[2] NYS Office of Aging defines subsidized-pay properties as facilities that accept residents who pay less than the going market rate for rent or for rent 
and services.  Subsidized housing receives financial assistance from a government or other public entity.  
[3] The total number of seniors is adjusted for those who age in place; relocate back into the area, and mobility of seniors in the region. 
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Methodology for Demand Estimates 
The general methodology used for affordable market rate independent senior housing is: 

 

1.  ID senior population in primary market area (PMA) 

2.  Qualify seniors by age and income criteria as required for product type (QSAI) 

• Age 55 and older 

• Income equal to or less than 60% of the AMI 

3.  ID gross target pool (GTP) 

• The GTP takes the qualified seniors and deducts 50% of those who are 
homeowners and renters from the pool. The rational is that those seniors 
will age in place (SAIP). Although they are eligible by age and income, 
they are least likely to change their living conditions unless motivated by 
family or they become unable to function to minimum ADL standards. 
Several studies (2000-2008) from Harvard’s Joint Center on Housing 
confirm this point 

4.  ID existing and new inventories (ENI) 

5.  Estimate gross demand (EGD) by subtracting existing and new inventories (EIN) 
from gross target pool (GTP) 

6.  Estimate demand (ED1) by dividing the household size into the EGD  

• In the PMA there are 1.67 persons per household (55 yrs +) 

7.  Adjust estimated demand by positive-negative impacts from local and regional 
sources (ED2).  

8. The final step is a subjective interpretation of other impacts on the demand. 
Often these impacts are ignored by underwriters.  
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A4.  PMA Comparable 

  



Contact:

Address 6860 BOLIVAR RD State NY
City SULLIVAN Zip 13037
Phone (315) 687-6280 Fax
Email Web

Client Low Income Disabled Building Type Conventional Wood
Housing Type Apartment Stories  2-3 
Services None Site Setting Rural
Subsidized: Yes Section 8 Subsidy Unit Types Apartment

Studio none
1-Bedroom 20

Age Restrictions Yes 2-Bedroom 4
Handicap Yes 3-Bedroom 0
Financial Screen Yes Other 0
Health Assessment No Patio/Cottage 0
Waiting List N Total 24

1- bed 6  Months+ Manager on-site Yes
2-bed 6  Months Recreational Activities Yes

Social Worker/Cs Mgt No
Lndry/Hsekpg serv No
Trans serv No

Rent 30% of Income 0-60% AMI Dining/Meal Plans No
Fees 0 Number meal per day No
Terms 1 yr Lease Resident advisors No
Other
Security staff seven days a week No Personal pets allowed:   Yes Additional deposit
Security staff 24 hours a day

No
 residents speak lang:   

English
Buzzer entry-door system Yes staff-sign language:   No
Emergency call system Yes Religious Services No
Fire alarm enhancement for hearing-impaired tena Yes Miles to Amtrak 20
Heat/smoke detectors-living units Yes Miles to Highway 10

Yes Miles to Airport 30
Sprinkler system in living units No
Convenience store Yes Washer/dryer hookup living unit No
Grocery store/Coffee Shop Yes Common laundry facilities Yes
Bank Yes Garage space for tenants' use Yes
Pharmacy Yes Parking for tenants & guests Yes
Post office Yes Cable TV hookup Yes
Municipal city bus stop Yes Addt'l storage space No
Library Yes Elevator in  buildings Yes
Movie Theater No Activities room Yes
Park green area Yes Exercise room & equipment No
Church Services Yes TV room No
Shopping Mall No Sleeping accmdtn for guests No

Barber/beauty shop No
Convenience/grocery store No
Post Office services No
Outdoor lawn area Yes

Health Dept No Senior service center Yes
Insurance Dept No Space for serv coord-socl wkr Yes

Attorney General No Health/medical offices No
Sp for health/medical personnel No
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Bolivar Landing
Comparable for Affordable and Market Rate Senior Housing
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Contact:Bolivar Landing
Comparable for Affordable and Market Rate Senior Housing
Owner Chittenango Housing Group, LP Housing No
Address Meals No
City/St/Zip Health Care No
Phone Activities No
Management Laundry No
Address Bathing No
City/St/Zip Dressing No
Phone Toileting No

Dressing No
Eating No

8 Age 0-5
8 Appearance Excellent
8 Cleanliness Excellent
8 Location Excellent
8 Resident Population Good
8 Services Good
8 Amenities Excellent
9 ADA Compliances Compliant
7 Management Good
9 Vacancies  0-5%

81 Total Rating 93
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See Attached Brochure

Facility Review Rating

Summary: The facility appears well run and maintained. Nice setting, competitive for 
subsidized and market rate units

0-20    Poor
21-40   Fair
41-60   Satisfactory
61-80   Good
81-100  Excellent

0-20    Poor
21-40   Fair
41-60   Satisfactory
61-80   Good
81-100  Excellent



Contact:

Address 24 Nelson St State NY
City Cazenovia Zip 13035
Phone (315) 655-2893 Fax
Email Web

Client Low Income Disabled Building Type Conventional Wood
Housing Type Apartment Stories 2-Jan
Services None Site Setting Rural
Subsidized: Yes Section 8 Subsidy Unit Types Apartment

Studio none
1-Bedroom 50

Age Restrictions Yes 2-Bedroom 0
Handicap Yes 3-Bedroom 0
Financial Screen Yes Other 0
Health Assessment No Patio/Cottage 0
Waiting List N Total 50

1- bed 6  Months+ Manager on-site Yes 2 days/wk
2-bed 6  Months Recreational Activities No

Social Worker/Cs Mgt No
Landry/Hsekpg serv No
Trans serv No

Rent 30% of Income 0-60% AMI Dining/Meal Plans No
Fees 0 Number meal per day No
Terms 1 yr Lease Resident advisors No
Other
Security staff seven days a week No Personal pets allowed:   Yes Additional deposit
Security staff 24 hours a day

No
 residents speak lang:   

English
Buzzer entry-door system Yes staff-sign language:   No
Emergency call system No Religious Services No
Fire alarm enhancement for hearing-impaired tena Yes Miles to Amtrak 45
Heat/smoke detectors-living units Yes Miles to Highway 40+

Yes Miles to Airport 40+
Sprinkler system in living units No
Convenience store Yes Washer/dryer hookup living unit No
Grocery store/Coffee Shop Yes Common laundry facilities Yes
Bank Yes Garage space for tenants' use Yes
Pharmacy Yes Parking for tenants & guests Yes
Post office Yes Cable TV hookup Yes
Municipal city bus stop No Addt'l storage space No
Library Yes Elevator in  buildings No
Movie Theater No Activities room No
Park green area Yes Exercise room & equipment No
Church Services Yes TV room No
Shopping Mall No Sleeping accmdtn for guests No

Barber/beauty shop No
Convenience/grocery store No
Post Office services No
Outdoor lawn area Yes

Health Dept No Senior service center No
Insurance Dept No Space for serv coord-socl wkr No

Attorney General No Health/medical offices No
Sp for health/medical personnel No

Cazenovia Village Apartments
Comparable for Affordable and Market Rate Senior Housing
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Contact:Cazenovia Village Apartments
Comparable for Affordable and Market Rate Senior Housing
Owner Housing No
Address Meals No
City/St/Zip Health Care No
Phone Activities No
Management Laundry No
Address Bathing No
City/St/Zip Dressing No
Phone Toileting No

Dressing No
Eating No

8 Age 0-5
8 Appearance Fair
8 Cleanliness Fair
8 Location Good
8 Resident Population Good
8 Services Good
8 Amenities Satisfactory
9 ADA Compliances Satisfactory
7 Management Satisfactory
9 Vacancies  10%-15%

81 Total Rating 52
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See Attached Brochure

Facility Review Rating

Summary: The project recently received funding for $3 million. The project should be 
sustainably improve upon competition

0-20    Poor
21-40   Fair
41-60   Satisfactory
61-80   Good
81-100  Excellent

0-20    Poor
21-40   Fair
41-60   Satisfactory
61-80   Good
81-100  Excellent



Contact:

Address 1630 CORTLAND ST State NY
City DE RUYTER Zip 13052
Phone (631) 473-4114 Fax
Email Web

Client Low Income Disabled Building Type Conventional Wood
Housing Type Apartment Stories 2-Jan
Services None Site Setting Rural
Subsidized: Yes Section 8 Subsidy Unit Types Apartment

Studio none
1-Bedroom 22

Age Restrictions Yes 2-Bedroom 2
Handicap Yes 3-Bedroom 0
Financial Screen Yes Other 0
Health Assessment No Patio/Cottage 0
Waiting List N Total 24

1- bed 6  Months+ Manager on-site Yes 2 days/wk
2-bed 6  Months Recreational Activities No

Social Worker/Cs Mgt No
Lndry/Hsekpg serv No
Trans serv No

Rent 30% of Income 0-60% AMI Dining/Meal Plans No
Fees 0 Number meal per day No
Terms 1 yr Lease Resident advisors No
Other
Security staff seven days a week No Personal pets allowed:   Yes Additional deposit
Security staff 24 hours a day

No
 residents speak lang:   

English
Buzzer entry-door system Yes staff-sign language:   No
Emergency call system No Religious Services No
Fire alarm enhancement for hearing-impaired tena Yes Miles to Amtrak 45
Heat/smoke detectors-living units Yes Miles to Highway 40+

Yes Miles to Airport 40+
Sprinkler system in living units No
Convenience store Yes Washer/dryer hookup living unit No
Grocery store/Coffee Shop Yes Common laundry facilities Yes
Bank Yes Garage space for tenants' use Yes
Pharmacy Yes Parking for tenants & guests Yes
Post office Yes Cable TV hookup Yes
Municipal city bus stop No Addt'l storage space No
Library Yes Elevator in  buildings No
Movie Theater No Activities room No
Park green area Yes Exercise room & equipment No
Church Services Yes TV room No
Shopping Mall No Sleeping accmdtn for guests No

Barber/beauty shop No
Convenience/grocery store No
Post Office services No
Outdoor lawn area Yes

Health Dept No Senior service center No
Insurance Dept No Space for serv coord-socl wkr No

Attorney General No Health/medical offices No
Sp for health/medical personnel No
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De Ruyter Senior Apt
Comparable for Affordable and Market Rate Senior Housing
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Contact:De Ruyter Senior Apt
Comparable for Affordable and Market Rate Senior Housing
Owner Two Plus Four Management Housing No
Address Fry Rd Meals No
City/St/Zip Syracuse, NY Health Care No
Phone 315-437-2178 Activities No
Management Laundry No
Address Bathing No
City/St/Zip Dressing No
Phone Toileting No

Dressing No
Eating No

8 Age 0-5
8 Appearance Good
8 Cleanliness Good
8 Location Good
8 Resident Population Good
8 Services Good
8 Amenities Good
9 ADA Compliances Satisfactory
7 Management Good
9 Vacancies  0-5%

81 Total Rating 78
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See Attached Brochure

Facility Review Rating

Summary: The facility appears well run and maintained. Nice setting, competitive for 
subsidized and market rate units

0-20    Poor
21-40   Fair
41-60   Satisfactory
61-80   Good
81-100  Excellent

0-20    Poor
21-40   Fair
41-60   Satisfactory
61-80   Good
81-100  Excellent
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A5.  Glossary of Terms 

  



GLOSSARY OF TERMS 
 
ABSORPTION PERIOD: The number of months necessary to rent a specific number of units. 
If over 12 months, the absorption period is adjusted to reflect replacement for turnover (see 
aggregate absorption and net absorption). 
 
ABSORPTION RATE: The number of units expected to be rented per month. 
AESTHETIC AMENITIES (CURBSIDE APPEAL)—Used as part of the comparability index, 
this factor assigns a point rating to a project's physical appeal to potential tenants. Included in 
this rating are an evaluation of grounds appearance and landscaping, quality of maintenance, 
and quality of architecture and design.  
 
ACTIVE-ADULT COMMUNITY: This is an age-restricted (often aged 55 and over) 
community of single-family homes, condominiums or cooperative units. It includes lifestyle 
amenities such as a tennis court, swimming pool, golf course, fitness center, clubhouse and / 
or restaurant. This housing is NOT licensed by a government agency. 
 
ADULT HOME (AH): See Adult Care Facilities 
 
ADULT CARE FACILITIES (ACF): In New York State most residents of Adult Care Facilities 
are in need of supervision and personal care services necessary to enable the resident to 
maintain good personal health and hygiene, to carry out the basic activities of daily living, and 
to participate in the on-going activities of the facility.  Personal care includes direction and 
assistance with grooming (including care of hair and ordinary care of nails, teeth and mouth), 
dressing, bathing, walking and ordinary movement from bed to chair or wheelchair, eating 
and assisting with self-administration of medications.  Residents of Adult Care Facilities must 
not require the continual medical or nursing services provided in acute care hospitals, in-
patient psychiatric facilities and Skilled Nursing Homes.   Since Adult Care Facilities are not 
licensed to provide any nursing or medical care, licensed programs such as Assisted Living 
Programs (ALP), Limited Licensed Home Care Service Agencies (LLHCSA), and Licensed 
Home Care Service Agencies (LHCSA) have been developed as an avenue to provide many 
care components that were previously only obtained in a Nursing Home environment. 
 
AGGREGATE ABSORPTION: The total number of units absorbed by a subject site without 
accounting for turnover. 
 
ASSISTED LIVING FACILITY: Assisted Living is commonly used as a national generic 
term for the housing of senior citizens with various components of supportive care.  These 
can include: Adult Home (AH), Adult Care Facilities (ACF), Enriched Housing Programs 
(EHP), Continuing Care Retirement Communities (CCRC) and Independent Living 
Communities (IL).  Resident dependence may be the result of physical or other limitations 
associated with age, physical or mental disabilities, loneliness, security or other factors.  
Residents of Adult Homes and Enriched Housing programs are provided with personal care 
and services on a long-term basis.  In the New York State Department of Health’s report to 
the Governor and Legislature (May, 1999), the term Assistive Living was defined as 
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independent living for seniors and look-alike unlicensed facilities, which may utilize Licensed 
Home Care Services. If they register their programs with the state, the facilities may be called 
Assistive Living.  
 
CERTIFICATE: See HUD Section 8 Certificate. 
 
COMPARABLE MARKET RENT: The amount a potential renter would expect to pay for the 
subject unit without income restrictions given current and projected market conditions. 
Comparable market rent is based on a regression analysis for the market area. Factors 
influencing a property’s potential to achieve the comparable market rent include the number 
of units at that rent, the step-up base at that rent level and the age and condition of the 
property and its competitors.  
 
COMPARABILITY INDEX: A factor used to determine the relative competitiveness of any 
given multifamily project. This index is established based on a scale developed by The 
Crestuk Group that assigns point values to a project's unit amenities, project amenities, and 
overall aesthetic rating (curbside appeal). 
 
CONTRACT RENT: See Street rent. 
 
COOPERATIVE: A type of multifamily housing in which each household is part owner of the 
community. A cooperative will usually involve a purchase or “buy-in” of the unit, and 
decisions affecting the community are typically made by majority votes of unit holders. Unit 
holders also share in the project’s equity. Government subsidized units typically involve very 
low cost buy-ins and low rents geared towards low-income households. 
 
DENSITY: The number of units per acre. 
 
DECISION INFLUENCERS: This is typically the son or daughter of the senior who is 
responsible for providing care and decision-making in later years.  Sometimes, it can be a 
professional such as a member of the clergy, attorney, financial dvisor or medical 
practitioner.  Often it is a Healthcare professional such as a hospital social worker, a case 
manager or physician. 
 
DEMENTIA CARE FACILITY or WING/UNIT: This housing is specifically for people with 
dementia. It can be a discrete facility or can be a special wing in a housing development or a 
residential care facility. The physical layout, programmatic aims, staffing and care plans are 
specially designed to address the needs of people with Alzheimer's Disease or other 
dementia conditions. This housing is licensed and regulated by the New York State Health 
Department as Enriched Housing or as an Adult Home.  
 
ECONOMIC VACANCY: An existing unit that is not collecting book rent. Economic vacancies 
include manager's units, model units, units undergoing renovation, units being prepared for 
occupancy, and units being discounted. The Crestuk Group determines vacancies based on 
a market vacancy standard (see vacancy).  
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EFFECTIVE MARKET AREA (EMA): The geographic area from which a proposed 
development is expected to draw between 60% and 70% of its support. Also the area from 
which an existing project actually draws 60% to 70% of its support. An EMA is determined 
based on the area's demographic and socioeconomic characteristics, mobility patterns, and 
existing geographic features (i.e. a river, mountain, or freeway). 
 
EMPTY NESTER: An older adult (age 55 or over). Typically, households in this age group 
contain no children under 18. 
 
ENRICHED HOUSING or ADULT HOME with LIMITED LICENSED HOME CARE 
AGENCY: This housing provides the services and staffing of the State's licensed Enriched 
Housing or Adult Home programs and also provides residents with additional personal care 
and health-related services. The Limited Licensed Home Care Agency is licensed and 
regulated by the New York State Health Department.  
 
ENTRY IMPACT: A prospective tenant's perception of a unit's spaciousness on entering a 
unit; a first impression. 
 
EXTERNAL MOBILITY: Households moving to an area from well outside a market area. 
 
FAIR MARKET RENT: The maximum chargeable gross rent in an area for projects 
participating in the HUD Section 8 program. Determined by HUD.  
 
FIELD SURVEY: The process of visiting existing developments as part of the information-
gathering process. Each project listed in this survey has been visited onsite by an analyst 
employed by The Crestuk Group, unless specified otherwise. Also the name of the section 
detailing information gathered during the field trip.  
 
FmHA: Farmers Home Administration, former name for RECD. See RECD.  
 
GARDEN UNIT: A multifamily unit with living and sleeping space all on a single floor. May be 
in a multistory building. 
 
GOVERNMENT SUBSIDIZED: Units for which all or part of the rent or operating expenses 
are paid for directly by a government agency. Government subsidy programs include HUD 
Sections 8 and 236, RECDS Section 515, and other programs sponsored by local housing 
authorities or agencies. Typically, tenants are charged a percentage of their income (usually 
30%) as rent if they are unable to pay the full cost of a unit. 
 
GROSS RENT: Rent paid for a unit adjusted to include all utilities. 
 
HISTORIC TAX CREDIT: Program, which gives income tax credits to investors who restore 
old or historic buildings in designated areas. This is a separate program from the low-income 
housing Tax Credit program (see Tax Credit).  
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HOUSING DEMAND ANALYSIS (HDA): A statistical analysis of the relationship of an area's 
housing demand to its housing supply. This is provided at the county level. The purpose of 
this analysis is to place the overall housing market within the context of housing demand. 
 
HOUSEHOLD CONCEPT:  Households are based on the country kitchen concept, which 
uses the family kitchen, dining areas, living and activity areas to promote socialization and 
family-like living for the residents. The living room and dining areas promote ease of use and 
become the center of focus for activities. This design is based on our individual family and life 
experiences that we have all experienced at home.  Its philosophy is based on the fact that 
we all are attracted to the kitchen/dining room for family interactions and living room for 
socialization. Initially there will be a total of four (4) households, consisting of 9 units (10 
beds) each with a potential for a fifth household of similar size in the lower level of the north 
wing.   
 
HUD: The United States Department of Housing and Urban Development. The primary 
agency for sponsoring subsidized housing in the United States, particularly in urban areas. 
 
HUD SECTION 8 CERTIFICATE: A government subsidized housing program administered 
by local public housing agencies through which low-income households qualify for rent 
subsidies. Qualified households must pay 30% of adjusted income, 10% of gross income, or 
the portion of welfare designated for housing, whichever is greatest. Rent subsidies paid to 
the housing unit owner compensate the owner for the difference in the payment made by the 
household and the area Fair Market Rent. Qualified housing units must meet quality HUD 
quality guidelines. Subsidies may be also project-based, in  which a project earns the subsidy 
by renting the unit to qualified households 
 
HUD SECTION 8 VOUCHER: A government subsidized housing program administered by 
local public housing agencies through which income-qualified tenants can use government 
subsidies to reside at any project which meets certain qualifications. Qualified households 
pay 30% of adjusted income or 10% of gross income, whichever is greater. Government 
subsidies pay the housing unit owner the difference between what the qualified household 
pays and the area Payment Standard. Voucher holders may choose housing that rents for 
more than the area Payment Standard, but they will be responsible for paying the difference 
between the charged rent and the Payment standard. 
 
INTERNAL MOBILITY: Households moving within the same market area. 
 
INTERGENERATIONAL HOUSING: This is housing that includes a specified number of 
units / apartments that are restricted to seniors, together with a specified number of units / 
apartments that are available to younger-aged persons / families. Often, the younger-aged 
persons belong to a special-needs population. Intergenerational housing may or may not 
include activities and supportive services for tenants. This housing is typically NOT licensed 
or regulated by a government agency. Subsidized versions may be supervised by a 
government-housing agency.  
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MARKET-DRIVEN RENT: The rent for a unit with a given comparability index as determined 
by the regression analysis. 
 
MARKET VACANCY:  See vacancy. 
 
MAXIMUM ALLOWABLE INCOME: The highest income a household can make and be 
eligible for the Tax Credit program. The maximum allowable income is set at 60% of the 
area's median household income unless otherwise noted.  
 
MEDIAN RENT: The midpoint in the range of rents for a unit type at which exactly half of the 
units have higher rents and half have lower rents. MSA—Metropolitan Statistical area. 
Denotes an area associated with an urban area. The Census Bureau based on population 
and interaction makes MSA determinations. Non-urban areas included in an MSA are 
marked by a high rate of commuting and interaction. MSA boundaries are particularly 
important in determining maximum allowable rents for Tax Credit development (see PMSA). 
 
MEMORY CARE FACILITY: The New York State Department of Health (NYSDOH) 
recognizes increasing needs and interest among Adult Care Facilities and Enriched Housing 
Program operators and applicants in providing services to persons with dementia, and 
acknowledges the ability of certain operators to serve some segment of this population.   A 
program for persons with dementia, whether in a currently certified facility or as part of a new 
application, must have the department’s prior written authorization.  The DOH developed as 
of April 24, 1998 Dementia Program Guidelines that outline the specific recommended 
requirements to meet the needs of this special population.  Given the nature of the proposed 
resident population, approvals for dementia programs will normally be limited to sprinklered 
or non-combustible/protected buildings, and in licensed Adult Homes and approved Enriched 
Housing Programs. Licensed Memory Care communities may follow either a Medical model 
of care or a Social model of care.  Medical models, most commonly found at Skilled Nursing 
Facilities, are generally for residents who have acute nursing needs, are a danger to 
themselves or others, or who have behavior problems.  Social models of care are most often 
found in residential settings, such as Assisted Living Communities and Adult Homes, and 
provide helpful programs for those in low- to mid-stage Alzheimer’s or related dementia. 
These programs are often referred to as Special Care Unit (SCU), Dementia Care Program, 
Special Care Community (SCC), Alzheimer’s Unit, or Dementia Unit. 
 
NATURALLY OCCURRING RETIREMENT COMMUNITY (NORC): This is housing that is 
available to tenants of ALL AGES but which, over time, evolves to include a significant 
proportion of households that are headed by seniors. NORCs may or may not include 
supportive services and activities for senior tenants. This housing is NOT licensed or 
regulated by a government agency. Subsidized versions may be supervised by a 
government-housing agency.  
 
NET ABSORPTION: The total number of units absorbed when accounting for turnover. 
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NET RENT: The rent paid by a tenant adjusted to assume that the landlord pays for 
water/sewer service and trash removal and that the tenant pays all other utilities. 100% 
DATA BASE—When The Crestuk Group conducts a field survey, we gather data on all 
(100%) of the modern apartments in an EMA. This methodology allows us to examine the 
market at all price and amenity levels in order to determine step-up support and to u se a 
regression analysis to determine market-driven rent for any given amenity level. 
 
NURSING HOMES: See Skilled Nursing Facilities 
 
NEW YORK STATE LICENSED ADULT HOME: This is housing for adults of all ages that 
provides private or shared rooms, meals, housekeeping, laundry / linen service, 
transportation, social activities, some personal care and 24-hour supervision to five or more 
adults. This housing is licensed and regulated by the New York State Health Department.  
 
NEW YORK STATE LICENSED ASSISTED LIVING PROGRAM: This is a program that 
provides nursing-home-eligible residents of Adult Homes or Enriched Housing with home 
health care in addition to the services routinely provided by the Adult Home or Enriched 
Housing operator. This program is licensed and regulated by the New York State Health 
Department.  
 
NEW YORK STATE APPROVED CONTINUING CARE RETIREMENT COMMUNITY 
(CCRC): This housing and care complex is restricted to seniors. It includes independent 
living units (apartments and / or cottages), social activities, meals, supportive assistance and 
personal care all on one campus. Nursing home care also is included and may be provided 
on- or off-campus. Residents' housing and health care are covered under a life-care contract 
or under a long-term housing and health care contract. The Community's health-related and 
nursing care are licensed and regulated by the New York State Health Department, and the 
Community's financial status and pricing structure are overseen by the New York State 
Insurance Department. 
 
NEW YORK STATE LICENSED ENRICHED HOUSING: This is a program that provides 
senior residents in apartment housing with a package of services that includes: meals, 
housekeeping, homemaking / chores, shopping, transportation, social activities and some 
personal care assistance. Some Enriched Housing Programs operate in a discrete building 
for ALL residents in the building, and these facilities and services are licensed and regulated 
by the New York State Health Department. Other Enriched Housing Programs provide the 
package of services for a limited number of residents in a senior or age-integrated apartment 
building; these buildings are not licensed, but the Enriched Housing Program operating in 
them is licensed and regulated by the New York State Health Department.  
 
 
PMSA: Primary Metropolitan Statistical Area. Used for Metropolitan Statistical Areas that 
have been combined with other adjacent MSAs into a larger Consolidated MSA. Each PMSA 
is defined in the same manner as a standard MSA (see MSA).  
 
PMR: Product-Mix-Rates. The PMR is the mixture of products and there frequency of use. 
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PRIVATE PAY (MARKET RATE) HOUSING: This is housing in which tenants pay the going 
rate for rent, utilities and services. Financial assistance is not received from a government or 
other public entity. The development’s operator determines rents and service charges. There 
are no income-eligibility guidelines. People willing and able to pay the specified rates and 
charges are eligible to live in private pay housing. 
 
PROJECT AMENITY: An amenity that is available for all residents of a community. Project 
amenities include laundry facilities, swimming pools, clubhouses, exercise rooms, 
playgrounds, etc. 
 
RADIAL ANALYSIS: An analysis focusing on the area within a set distance of a site (usually 
1, 3, 5, or 10 miles). Such analyses usually disregard mobility patterns, geographic 
boundaries, or differences in socioeconomic characteristics, which separate one area from 
another. 
 
RD: Rural Development. Formerly Farmers Home Administration. The primary agency of the 
federal government for overseeing government subsidized housing programs in rural areas, 
primarily through its Section 515 program.  
 
REGRESSION ANALYSIS: A mathematical analysis in which each project surveyed is 
plotted on a scatter diagram using rent by unit type and the project's comparability index. 
From this graph a regression line is identified which identifies the market driven rent at any 
given comparability index level. 
 
RENT GAP: The difference in price between a unit type and the next-largest unit type.  
For example, at a project where one-bedroom units rent for $350 and two-bedroom units rent 
at $425, the rent gap is $75. May also be used to identify premium rents or special amenities. 
 
REPLACEMENT ABSORPTION: The number of tenants necessary for a project to attract to 
counteract the number of tenants who chose to break or not renew their lease. 
 
SENIOR HOUSING (WITH NO SERVICES): This is housing that is restricted to seniors (and 
possibly younger adults with disabilities). It includes NO supportive services or staffing to 
address the special needs of aging residents. This housing is NOT licensed by a government 
agency. Subsidized versions may be supervised by a government-housing agency.  
 
SHARED LIVING RESIDENCE: This is housing for two to ten people who live together as a 
family. Residency may be restricted to seniors or may be intergenerational. This housing may 
be a shared single-family home or a shared apartment. Tenants share the finances and 
upkeep of the residence. Each has a private bedroom and bath. All share a common living 
room, dining room and kitchen. Shared living may or may not include activities, supportive 
services or personal care services for tenants. This housing is licensed and regulated by the 
New York State Health Department if personal care services are provided. Subsidized 
versions may be supervised by a government-housing agency. 
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SINGLE ROOM OCCUPANCY (SRO):  This is multi-unit housing for very-low-income 
persons that typically consists of a single room and shared bath and also may include a 
shared common kitchen and common activity area. SROs may be restricted to seniors or be 
available to persons of all ages. This housing is typically NOT licensed or regulated by a 
government agency. Subsidized versions may be supervised by a government-housing 
agency.  
 
SKILLED NURSING FACILITIES (SNF): This level of care is focused on residents who 
require skilled care for a long-term period or who are in need of sub-acute care.  A resident’s 
decision to move into a nursing home is medically driven, and usually comes once the family 
and physician have explored all other alternatives.  Acceptance into a SNF is dependent 
upon a score obtained on an assessment tool called the Patient Review Instrument (PRI).  
The resident at this level of care will require frequent medical supervision, and will have direct 
access to staff and equipment to provide continuous skilled nursing observation, sub-acute 
care, assessment, rehabilitative care and activity programs This level of care is most 
commonly referred to as a Nursing Home or Skilled Nursing Facility.  These communities, 
who often struggle with the negative consumer reactions that are sometimes affiliated with 
the term “Nursing Home,” have begun to utilize softer, more creative titles for themselves, 
which include Care Center, Living Center, and Place. 
 
STEP-UP SUPPORT (OR STEP-UP BASE): The number of multifamily units existing within 
the EMA with rents within a specified dollar amount below the proposed rents at a proposed 
multifamily site. Step-up support is calculated separately for each unit type  proposed, and 
may include units of another, smaller unit type (for example, step-up support for proposed 
one-bedroom units may include not only one-bedroom units but also studio units). 
 
STEP-DOWN SUPPORT: The number of units within a given unit type and comparability 
index level but with rents above the proposed rent. This total measures the number of 
tenants in a market who may be willing to move to a new project that provides a similar or 
higher level of quality at a lower rent. 
 
STREET RENT: The rent quoted by a leasing agent or manager to a prospective tenant, 
regardless of the utilities included. Also called contract rent.  
 
SUBSIDIZED HOUSING: This is housing in which tenants pay less than the going market 
rate for rent or for rent and services. Subsidized housing receives financial assistance from a 
government or other public entity to build or operate the development, or to help pay for 
some of the rent and utility costs or for the provision of services. Rent prices are typically set 
or approved by the entity that provides the financial support. People who meet specified 
household-income guidelines are eligible to live in subsidized housing. 
 
SUPPORTIVE SENIOR HOUSING: This is senior housing that includes one or more of the 
following non-licensed supportive services: meals / dining program, housekeeping / 
homemaking, transportation, socialization activities, laundry / linen services, various 
amenities and a resident advisor or services coordinator who helps tenants access other  
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services and programs from community-based agencies. This housing is NOT licensed by 
a government agency. Subsidized versions may be supervised by a government-housing 
agency.  
 
SMSA: Secondary Metropolitan Statistical Area. Used for Metropolitan Statistical Areas that 
have been combined with other adjacent SMSAs into a larger Consolidated SMSA. Each 
PMSA is defined in the same manner as a standard MSA (see MSA).  
 
TAX CREDIT: Short for the low-income housing Tax Credit program (LIHTC) or IRS Section 
42. This program gives investors the opportunity to gain tax credits for investing in multifamily 
housing for low- to moderate-income households meeting certain income restrictions. This 
designation does not refer to the historic Tax Credit program (see historic tax credit). 
 
TOWNHOUSE UNIT: A multifamily unit with a floor plan of two or more floors. 
Typically, townhouse floor plans living areas and sleeping areas on different floors. 
 
TURNOVER: Units whose tenants choose to break or not renew their lease. 
 
UNIT AMENITIES: Amenities available within an individual unit, or only to individual tenants. 
For example, a detached garage and external storage are considered unit amenities because 
they are generally available only to individual tenants. 
 
UNIT TYPE: Based on the number of bedrooms: studio, one-bedroom, two-bedroom, etc. 
 
UPPER-QUARTILE RENTS: The rent range including the 25% of units at the high end of the 
range scale. 
 
UTILITY ALLOWANCE: Adjustment for utilities not included in the rent in the Tax Credit 
program. The adjustment is used to keep proposed rents within gross rent guidelines of the 
program. It is also used to adjust gross rents to compare with area net rents. 
 
VACANCY: As used by The Crestuk Group, a vacancy is a multifamily unit available for 
immediate occupancy. Manager's units and model units are not counted as vacant units, nor 
are units that are unrentable due to excessive damage or renovation. This definition of 
vacancy is often referred to as a market vacancy and is different from an economic vacancy 
(see economic vacancy). 
 
VOUCHER—See HUD Section 8 Vouchers. 
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Acronyms 
 
A   Ambulatory  
AAA  Area Agency on Aging Contract  
ACH   Adult Care Home  
ACLF   Adult Care Living Facility  
ACU   Acute Care  
ADC   Adult Day Care  
ADH   Adult Day Health Care  
ADHC   Adult Day Health Centers  
AH   Adult Home  
AIDE   Home Health Aide  
AIS   Aging & Independent Services  
AL   Assisted Living  
ASL   Assisted Living  
ALF   Assisted Living Facility  
ALT   Acute Long Term Care  
ALU   Assisted Living Unit  
ALZ   Alzheimer's/Related Dementia Diagnoses  
AMB   Ambulatory  
ANM   Aggressive Nutritional Management  
APT   Apartment Living  
ARC   Alzheimer's Research Center  
ALC   Assisted Living Center  
ALH   Assisted Living Home  
B&C   Board and Care  
BC   Basic Care  
BU  Behavioral Health Unit  
BEH  Neuro/Behavior Program  
BVH   Behavioral Health  
CC   Continuum of Care  
CCAC   Continuing Care Accreditation Commission 
CCRC   Continuing Care Retirement Community  
CHHA   Certified Home Health Aides  
CHMO  Chemotherapy  
CLHF   Congregate Living Health Facility  
CM   Case Management  
CMHC  Community Mental Health Center  
CONV   Convalescent Home  
CORF   Comprehensive Outpatient Rehabilitation Facility  
CUS   Custodial Care  
DAY   Day Care  
DC   Day Care  
DIAL   Dialysis  
DEM   Dementia/Special Needs  
DM   Diabetes Management  
DME   Durable Medical Equipment  
DOM   Domiciliary Care  
ECC   Extended Congregate Care License  
ECF   Extended Care Facility  
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EDU   Teaching Facility  
EHP   Enriched Housing Program  
EXT   Extended Acute Care  
GAFC   Group Adult Foster Care  
GC   Grief Counseling  
GCM   Geriatric Care Management  
GER   Geriatric Assessment  
HC   Home Care  
HCFA   Health Care Financing Administration  
HHA   Home Health Agency  
HIV   Human Immunodeficiency Virus Care  
HMO   Health Maintenance Organization  
HOME  Home Care  
HOME/HC  Home Care  
HOME/HH  Home Care  
HOS   Hospice Care  
HOSP   Hospital  
HUD   Housing and Urban Development  
ICF   Intermediate Care Facility  
IHX   In-Home X-Ray  
IND   Independent Living Facility  
IL   Independent Living Facility  
IL/IND  Independent Living Facility  
ILU   Independent Living Unit  
INP   Inpatient Care  
INS   Private Insurance Accepted  
INT   Interactive Environment  
ITT   In-House Therapy  
IV   Intravenous Therapy  
JCAHO  Joint Commission on Accreditation of Healthcare Organizations 
LNS   Limited Nursing Services  
LTC   Long Term Care  
MC   Managed Care  
MED   Medically Complex  
MH   Mental Health  
MHC   Mental Health Center  
 MSW   Medical Social Work  
NA   Non-Ambulatory  
N/A   Not Available  
NF   Nursing Facility  
NH   Nursing Home  
NP   Non-Participating in Medicare and Medi-Cal  
NUR   Nursing Facility  
ONC  Oncology Services  
OPS   Outpatient Surgery  
OUT   Outpatient Care  
OT   Occupational Therapy  
PAL   Palliative Care  
PAS   Personal Assistants Services  
PCH   Personal Care Home  
PED   Pediatric Care  
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PER   Personal Care  
PM   Pain Management  
PCU   Personal Care  
PHM   Pharmacy Services  
PSY   Psychiatric Care  
PT   Physical Therapy  
PUL   Pulmonary Care  
PVT   Private Care  
RCF   Residential Care Facility  
RCF 1   Residential Care Facility that provides protective oversight for the 
                   semi-independent.  
RCF 2   Residential Care Facility that provides additional services, including 
                 supervision of diets and assistance with personal care.  
RCFE   Residential Care Facility Elderly  
RES   Residential Care Facility  
RET   Retirement Living facility  
RH   Rest Home  
RHB   Rehabilitation Therapy  
RL   Residential Living  
RN   Registered Nurse  
RHCF   Residential Health Care Facility  
RSP   Respite Care  
RT   Respiratory Therapy  
SA   Sub-Acute Care  
SA/SUB  Sub-Acute Care  
SC   Sheltered Care  
SCH   Shelter Care Home  
SCU   Special Care Unit  
SN   Skilled Nursing  
SNF   Skilled Nursing Facility  
SPS   Senior Placement Services  
SPV   Supervisory Care  
SS   Support Services  
SSF   Super Skilled Facility  
ST   Speech Therapy  
STP   Special Treatment Program  
STR   Short Term Recuperation Stay  
STS   Short Term Stays  
SUB   Sub-Acute Care  
SUP   Supervisory Care  
SL   Supervised Living  
SU  Secured Unit  
SUN   Skilled Nursing Facility  
TC   Transitional Care  
TCH   Tracheotomy Care  
TDD   Telecommunication Device for the Deaf  
TPN   Total Parental Nutrition  
VA   Veteran's Administration Contract  
VENT   Ventilator Care  
WC   Wound Care  
WSS  Wandering Security System 
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Numerical and 
Proportionate Growth
The Older Population in the 
20th Century

For most of the 20th century, 
the growth of the older popu-
lation far outpaced that of the 

total population or the population 
under 65.  In 1900, people 65 and 
older numbered 3.1 million.  By 
2000, this group encompassed 
35.0 million, 11 times as large 
(Table 2-1, Figure 2-1).  During the 
same period of time, the total U.S. 
population increased from 76.0 
million to 281.4 million, 3.7 times 
as large.  The growth of the popu-
lation under age 65 was similar to 
that of the total population, from 

Chapter 2.  Growth of the Older Population

Figure 2-1.
Population Aged 65 and Over:  1900 to 2000

Note:  The reference population for these data is the resident population.

Sources:  1900 to 1940, 1970, and 1980, U.S. Bureau of the Census, 1983, Table 42; 1950, 
U.S. Bureau of the Census, 1953, Table 38; 1960, U.S. Bureau of the Census, 1964, Table 155; 
1990, U.S. Bureau of the Census, 1991, Table QT-P1; 2000, U.S. Census Bureau, 2001, 
Table PCT12.  For full citations, see references at end of chapter.
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Table 2-1.
Total Population and Older Population by Age for the United States: 1900 to 2000
(Numbers in thousands)

Year and census date1 Total
popula-

tion

65 and over

Total 65 to 74 75 to 84 85 and over

Number Percent Number Percent Number Percent Number Percent

1900 (June 1) . . . . . . . . . . . . . . . . . 75,995 3,080 4.1 2,187 2.9 771 1.0 122 0.2
1910 (April 15) . . . . . . . . . . . . . . . . . 91,972 3,950 4.3 2,793 3.0 989 1.1 167 0.2
1920 (January 1) . . . . . . . . . . . . . . . 105,711 4,933 4.7 3,464 3.3 1,259 1.2 210 0.2
1930 (April 1) . . . . . . . . . . . . . . . . . . 122,775 6,634 5.4 4,721 3.8 1,641 1.3 272 0.2
1940 (April 1) . . . . . . . . . . . . . . . . . . 131,669 9,019 6.8 6,376 4.8 2,278 1.7 365 0.3
1950 (April 1) . . . . . . . . . . . . . . . . . . 150,697 12,270 8.1 8,415 5.6 3,278 2.2 577 0.4
1960 (April 1) . . . . . . . . . . . . . . . . . . 179,323 16,560 9.2 10,997 6.1 4,633 2.6 929 0.5
1970 (April 1) . . . . . . . . . . . . . . . . . . 203,212 20,066 9.9 12,435 6.1 6,119 3.0 1,511 0.7
1980 (April 1) . . . . . . . . . . . . . . . . . . 226,546 25,549 11.3 15,581 6.9 7,729 3.4 2,240 1.0
1990 (April 1) . . . . . . . . . . . . . . . . . . 248,710 31,242 12.6 18,107 7.3 10,055 4.0 3,080 1.2
2000 (April 1) . . . . . . . . . . . . . . . . . . 281,422 34,992 12.4 18,391 6.5 12,361 4.4 4,240 1.5

1 Data for 1900 to 1950 exclude Alaska and Hawaii.

Note: The reference population for these data is the resident population.

Sources: 1900 to 1940, 1970, and 1980, U.S. Bureau of the Census, 1983, Table 42; 1950, U.S. Bureau of the Census, 1953, Table 38; 1960,
U.S. Bureau of the Census, 1964, Table 46; 1990, U.S. Bureau of the Census, 1991, Table QT-P1; 2000, U.S. Census Bureau, 2001, Table
PCT12. For full citations, see references at end of chapter.
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occur.  Planners and policy makers 
can count on rapid growth in the 
size of the older population, even 
though the exact numbers are not 
known with certainty.

The oldest-old population is also 
projected to increase in the 21st 
century, growing slowly in the fi rst 
few decades and then growing 
more rapidly after 2030, when the 

8 For historical vital statistics of the Unit-
ed States, see the National Center for Health 
Statistics’ DataWarehouse at <www.cdc.gov
/nchs/datawh.htm>.

Baby Boom generation enters this 
group.  In 2000, 4.2 million people 
were aged 85 and older; their 
number is projected to increase to 
almost 10 million by 2030 and to              
21 million by 2050.  

The oldest old accounted for 
12.1 percent of the older popula-
tion in 2000, a proportion that is 
projected to increase to 15 percent 

in 2010.  Then the oldest old will 
account for a declining proportion 
of the older population as the Baby 
Boom passes age 65.  After 2030, 
when the Baby Boomers enter the 
oldest-old category, this group’s 
proportion of the older population 
will once again increase.  By 2050, 
the oldest old are projected to ac-
count for nearly 1 of every 4 older 
people (24 percent).

Changes in Age 
Composition
Median Age

As the number of people aged 65 
and older increases, the U.S. popu-
lation as a whole is also getting 
older.  One measure of population 
aging is the median population 
age—the age that divides a popula-
tion into two groups, half younger 
and half older.

In 1900, the median age in the 
United States was 22.9 years 
(Figure 2-7), representing a young 
population comparable to mod-
erately high-fertility populations 
found in the developing world 
today.  Due primarily to a decline 
in fertility, the U.S. population then 
became progressively older, so 
that by 1950, the median age was        
30.1 years.  The Baby Boom era 
was a high-fertility period with 
both high fertility rates and the 
largest annual numbers of births 
in the 20th century.8  The Baby 
Boom created a brief respite from 
the aging trend, as the median age 
of the population declined during 
the 1950s and 1960s, and did not 
return to the 1950 level until 1980.  

However, since the 1970s, the pop-
ulation has been aging; as smaller 

Figure 2-6.
Percent Aged 65 and Over of the Total Population:
2000 to 2050

Note:  The reference population for these data is the resident population.

Sources:  2000, U.S. Census Bureau, 2001, Table PCT12; 2010 to 2050, U.S. Census Bureau, 
2004.  For full citations, see references at end of chapter.
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Figure 2-7.
Median Age:  1900 to 2050

Note:  The reference population for these data is the resident population.

Sources:  1900 to 1980, U.S. Bureau of the Census, 1983, Table 42; 1990, U.S. Census 
Bureau, 2003, Table 12; 2000, U.S. Census Bureau, 2001, Table P13; 2010 to 2050, 
U.S. Census Bureau, 2004.  For full citations, see references at end of chapter.
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birth cohorts followed the Baby Boomers, the median 
age increased to 35.3 years in 2000.  The median age is 
projected to increase to 37 years in 2010 and then to 39 
in 2030 before leveling off .

Age Structure

The relative size of generations can be seen clearly when 
age-sex groups are depicted graphically in a population 
pyramid.  The population pyramid of 1900 exhibits a 
classic young population shape, wider at the bottom and 
narrower at the top (Figure 2-8).  The narrow base of the 
1940 pyramid refl ects the relatively small birth cohorts 
of the late 1920s and 1930s (Figure 2-9).

The 1960, 1980, and 2000 age-sex pyramids clearly 
demonstrate the movement of the Baby Boom and 
smaller preceding and following birth cohorts through 
the life cycle. The 1960 age composition shows the wide 
bottom from the Baby Boomer birth cohorts that started 
in 1946 (Figure 2-10).  The pinch from the small birth 
cohorts of the late 1920s and 1930s (those aged 20 to 
34) is also evident in the 1960 pyramid.  By 1980, the 
Baby Boom had created a bulge in the age span 16 to 34 
(Figure 2-11).  By 2000, Baby Boomers were aged 

Figure 2-8.
Population by Age and Sex:  1900

Note: The reference population for these data is the resident population.

Source:  U.S. Bureau of the Census, 1913, Table 33.  For full citation, 
see references at end of chapter.
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Figure 2-10.
Population by Age and Sex:  1960

Note:  The reference population for these data is the resident 
population.

Source:  U.S. Bureau of the Census, 1964, Table 156.  For full citation, 
see references at end of chapter.
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Figure 2-9.
Population by Age and Sex:  1940

Note:  The reference population for these data is the resident population.

Source:  U.S. Bureau of the Census, 1943, Table 2.  For full citation, see 
references at end of chapter.
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Figure 2-11.
Population by Age and Sex:  1980

Note:  The reference population for these data is the resident 
population.

Source:  U.S. Bureau of the Census, 1983, Table 44.  For full citation, 
see references at end of chapter.

85 and over
80 to 84
75 to 79
70 to 74
65 to 69
60 to 64
55 to 59
50 to 54
45 to 49
40 to 44
35 to 39
30 to 34
25 to 29
20 to 24
15 to 19
10 to 14
5 to 9
0 to 4

Baby Boom

15 10 5 0 5 10 15

Millions

FemaleMale

Age

Figure 2-12.
Population by Age and Sex:  2000

Note:  The reference population for these data is the resident 
population.

Source:  U.S. Census Bureau, 2001, Table PCT12.  For full citation, 
see references at end of chapter.
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Figure 2-13.
Population by Age and Sex:  2020

Note:  The reference population for these data is the resident 
population.

Source:  U.S. Census Bureau, 2004.  For full citation, see references 
at end of chapter.
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Figure 2-14.
Population by Age and Sex:  2040

Note:  The reference population for these data is the resident 
population.

Source:  U.S. Census Bureau, 2004.  For full citation, see references 
at end of chapter.
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36 to 54, and the populations aged 
35 to 39 and 40 to 44 were larger 
than in any other 5-year age group 
(Figure 2-12).  

The Baby Boom cohorts’ impact 
on the country’s age structure will 
continue into the fi rst half of the 
21st century.  By 2020 the Baby 
Boom cohorts will be aged 56 to 
74 (Figure 2-13).  After 2030 the 
Baby Boom will become the oldest 
old, and the country’s age structure 
is expected to resemble a rect-
angle that is extremely top-heavy, 
as shown in the population pyra-
mid for 2040 (Figure 2-14).  This 
age structure is unprecedented in 
American history.  

The age composition of a popula-
tion is determined by three fac-
tors: births, deaths, and migration.  
Generally, changes in fertility rates 
play the most important role in 
determining a country’s overall 
age structure because the eff ect is 
focused at the beginning of the life 
span.  However, as fertility remains 
around replacement level in the 
United States and mortality is now 
low through the childbearing ages, 
declining mortality at older ages is 
playing an increasingly important 
role in the aging of the country’s 
population (Lee and Tuljapurkar, 
1997).  The longevity of the older 
population has been extended in 
part by improved treatments for 
chronic diseases, such as heart 
disease, that cause the deaths of 
many older people.  

Race and Hispanic 
Origin of the Older 
Population
Race Categories in Census 
2000 

The following section discusses 
the older population by race and 
Hispanic origin.  Data from Census 
2000 are shown in six major race 
categories: White, Black, American 
Indian and Alaska Native (AIAN), 
Asian, Native Hawaiian and Other 
Pacifi c Islander (NHPI), and Some 
Other Race.  In addition, data are 
also shown for two ethnic catego-
ries: Hispanic and Not Hispanic. 
(See Text Box 2-1 for defi nitions 
of race and Hispanic origin, as 
defi ned for federal statistical pur-
poses by the Offi  ce of Management 
and Budget [OMB].)  

The question on race in Census 
2000 was diff erent from the one 
in the 1990 census or earlier 
censuses in several ways.  Most 
signifi cantly, respondents could 
select one or more race categories 
to indicate racial identities.  People 
who responded to the question on 
race by indicating only one race 
are referred to as the race alone or 
single race population, and individ-
uals who chose more than 1 of the 
6 race categories are referred to as 
the Two or More Races population.  
The six single-race categories, 
which made up nearly 98 percent 
of all respondents, and the Two or 
More Races category sum to the 
total population.9  

Because of these changes, Census 
2000 data on race are not directly 
comparable with data from 1990 
or earlier censuses.  This report 
examines census data for selected 
groups as defi ned by race and 
Hispanic origin.  Unless specifi ed 
otherwise, these groups include 
the single-race categories of non-
Hispanic White, Black, American 
Indian and Alaska Native, Asian, 
Native Hawaiian and Other Pacifi c 
Islander, Two or More Races (Cen-
sus 2000 only), and Hispanic (any 
race).  This report includes also a 
brief discussion of Census 2000 
data by race using the race-alone-
or-in-combination concept.  In 
this approach, the population in a 
race group includes everyone who 
reported a particular race, regard-
less of whether they also reported 
another race.10 

Similarly, national survey data used 
in this report—such as the Current 
Population Survey (CPS)—that were 
collected prior to 2003 and were 
based on a demographic frame-
work of population accounting an-
chored by 1990 (or earlier) census 
enumerations are also not directly 
comparable with Census 2000.11  

9 For more information on the race cat-
egories and Hispanic origin in Census 2000, 
see Barnes and Bennett, 2001; Grieco, 2001a; 
Grieco, 2001b; Grieco and Cassidy, 2001; 
Guzman, 2001; Jones and Smith, 2001; 
McKinnon, 2001; Ogunwole, 2002.  

10 Non-Hispanic White is included as a 
comparison group, and Some Other Race 
is excluded in most tables, fi gures, and 
text discussions because 97 percent of the 
population in this category is Hispanic and is 
included in the Hispanic category.  Hispan-
ics may be any race.  Population data by age 
and sex for the race-alone-or-in-combination 
population are shown in Table 2-2.

“American Indian, Eskimo, and Aleut” 
was the term used in the 1990 census for 
the group identifi ed as “American Indian and 
Alaska Native” in Census 2000.

In the 1990 census, Asian and Pacifi c 
Islanders were combined into one race group; 
however, data were available for Asians and 
Pacifi c Islanders separately.  The Census 2000 
full term for Pacifi c Islanders was “Native 
Hawaiians and Other Pacifi c Islanders.”

11 For information on design and method-
ology of the Current Population Survey, see 
Bureau of Labor Statistics and U.S. Census 
Bureau, 2002.
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Units $Value MF $Value Total $Value
Madison County 1478 217,249,798$        187 11,444,949$       1665 228,694,747$          

Onondaga County 8,550         1,264,919,439$     1,903                115,019,966$     10453 1,379,939,405$       
Cazenovia 174 38,218,175$          38.7% 174 38,218,175$            37.1%

Cazenovia Village 49 6,517,680$            6.6% 100 4,130,000$         95.4% 149 10,647,680$            10.3%
Fenner 29 4,857,500$            4.9% 29 4,857,500$              4.7%
Linclon 56 6,889,132$            7.0% 56 6,889,132$              6.7%

Smithfield 32 5,699,368$            5.8% 32 5,699,368$              5.5%
Stockbridge 28 3,586,500$            3.6% 28 3,586,500$              3.5%

Nelson 67 12,192,700$          12.4% 67 12,192,700$            11.8%
Eaton 86 8,863,000$            9.0% 4 200,000$            4.6% 90 9,063,000$              8.8%

Lebenon 44 4,437,700$            4.5% 44 4,437,700$              4.3%
Georgetown 24 2,066,300$            2.1% 24 2,066,300$              2.0%

Deruter 36 4,869,000$            4.9% 36 4,869,000$              4.7%
Deruter Village 2 500,000$               0.5% 2 500,000$                 0.5%

Fabius 62 5,935,895$            6.7% 1 150,000$            4.8% 63 6,085,895$              6.6%
Pompey 385 63,132,933$          70.9% 385 63,132,933$            68.5%
Lafayette 134 19,994,000$          22.4% 48 3,000,000$         95.2% 182 22,994,000$            24.9%

581 89,062,828$          49 3,150,000$         630 92,212,828$            

PMA Permit Analysis 2000-2008
MultiFamily StructuresSingle Family Strucutures Total New Structure

Place
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Population Estimates
Cazenovia Senior Housing Study

1990 2000 2009 2010 2011 2012 2013 2014 2015 1990-2000 2000-2010 2000-2015

Under 5 years 4,492          4,313 3,623          3,649          3,696          3,734          3,765          3,789          3,887          -4.0% -15.4% -9.9%

Actual Estimated Changes/Trends
PMA

, , , , , , , , ,
5 to 9 years 4,892          5,248 3,762          3,710          3,728          3,742          3,753          3,762          3,799          7.3% -29.3% -27.6%

10 to 14 years 4,551          5,741 4,245          4,173          4,148          4,128          4,112          4,099          4,047          26.1% -27.3% -29.5%
15 to 19 years 6,064          5,235 4,983          5,050          5,013          4,984          4,960          4,941          4,866          -13.7% -3.5% -7.0%
20 to 24 years 4,184          3,396 5,111          5,258          5,299          5,331          5,357          5,378          5,461          -18.8% 54.8% 60.8%
25 to 34 years 9,150          6,720 7,599          7,708          7,857          7,977          8,073          8,149          8,456          -26.6% 14.7% 25.8%
3   44 35 to 44 years 10,554        11,654 7,487          7,088          6,976          6,886          6,815          6,757          6,528          10.4% -39.2% -44.0%
45 to 54 years 7,330          10,374 10,380        10,502        10,393        10,306        10,236        10,180        9,956          41.5% 1.2% -4.0%
55 to 59 years 2,873          3,582 4,470          4,566          4,642          4,702          4,751          4,790          4,945          24.7% 27.5% 38.0%
60 to 64 years 2,746          2,850 3,533          3,718          3,773          3,817          3,853          3,881          3,995          3.8% 30.4% 40.2%
65 to 74 years 4,172          4,702 5,554          5,671          5,834          5,965          6,069          6,153          6,488          12.7% 20.6% 38.0%
75 to 84 years 2 079          2 892 3 756          3 703          3 695          3 688          3 683          3 679          3 663          39 1% 28 0% 26 6%75 to 84 years 2,079          2,892 3,756          3,703          3,695          3,688          3,683          3,679          3,663          39.1% 28.0% 26.6%

85 years and over 634             874 1,695          1,736          1,755          1,770          1,782          1,791          1,829          37.9% 98.7% 109.3%
Total 63,721 67,581 66,197 66,532 66,809 67,031 67,209 67,351 67,919 6.1% -1.6% 0.5%

Seniors 55+ 12,504 14,900 19,007 19,393 19,698 19,942 20,138 20,294 20,919 19.2% 30.2% 40.4%
% Seniors (55+) 19.62% 22.05% 28.71% 29.15% 29.48% 29.75% 29.96% 30.13% 30.80%

Under 20 19 999 20 537 16 613 16 582 16 586 16 588 16 590 16 592 16 599 2 7% -19 3% -19 2%Under 20 19,999 20,537 16,613 16,582 16,586 16,588 16,590 16,592 16,599 2.7% -19.3% -19.2%
% Under 20 31.4% 30.4% 25.1% 24.9% 24.8% 24.7% 24.7% 24.6% 24.4%

© 2009 Asterhill. 1




