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1. Project 3101-22-09A

3. Location

Village

7.Total Project Cost 18,938,641.00$                                             8.   Total Jobs 40

Land 1,300,000$                                                     8A. Job Retention 0

Site Work 1,297,000$                                                     8B: Job Creation 40

Building 8,774,364$                                                              (Next 5 Years)

Furniture & Fixtures 1,151,000$                                                     

Equipment 80,000$                                                           

Management/Developer Fees 964,000$                                                        

Engineering/Architecture Fees 285,000$                                                        

Financial Charges 307,000$                                                        

Legal Fees 105,000$                                                        

Other 4,675,277$                                                     

Investment/Abatement Summary Peregrine Senior Living

Estimated Abatement Cost $1,522,355

     Sales Tax Abatement $350,000

     Mortgage Recording  Tax Abatement $92,326

   Real   Property Tax Relief $1,080,029

New Investment $38,170,971

PILOT Payments $1,435,104

Project Wages (10 years) $16,512,360

Construction Benefit $4,080,938

Employee Benefits (10 years) $3,302,472

Project Capital Investment $12,602,364

Agency Fees $237,733

Investment:Abatement Ratio 25.07 :1
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Onondaga County Industrial Development Agency 

Project Summary DRAFT

2. Project Number

Fayetteville-Manlius School District

New Construction

Peregrine Senior Living

Fayetteville 4. School District

6. Project Type

5. Tax Parcel(s) 086.-01-03.7

Peregrine Senior Living proposes to develop and operate Peregrine Senior Living Memory Care 

Residence on 3.85 acres in the Town of Manlius. This project will  be a 64-unit, 68 bed facilty or 

35,759 square feet. 

Project Description
Fiscal Impact ($)



1,300,000$                

 $                8,774,364 

 $                5,354,195 

6,654,195$                

491,370$                   

1,435,104$                

PILOT YEAR Exemption %
Onondaga 

County
Fayetteville

Fayetteville-

Manlius 

School District

0 Total PILOT

Full Tax 

Payment w/o 

PILOT

Net Exemption

1 100% 6,534$                 6,415$            31,926$          -$                44,875.14$     229,698$        184,823$                   

2 90% 9,410$                 9,239$            45,976$          -$                64,624.62$     234,292$        169,668$                   

3 80% 12,398$               12,172$          60,576$          -$                85,146.12$     238,978$        153,832$                   

4 70% 15,502$               15,220$          75,741$          -$                106,462.64$   243,758$        137,295$                   

5 60% 18,725$               18,384$          91,489$          -$                128,597.75$   248,633$        120,035$                   
6 50% 22,071$               21,669$          107,836$        -$                151,575.69$   253,606$        102,030$                   

7 40% 25,543$               25,078$          124,801$        -$                175,421.31$   258,678$        83,256$                     

8 30% 29,145$               28,614$          142,401$        -$                200,160.12$   263,851$        63,691$                     
9 20% 32,881$               32,282$          160,655$        -$                225,818.31$   269,128$        43,310$                     

10 10% 36,755$               36,085$          179,582$        -$                252,422.77$   274,511$        22,088$                     
TOTAL 208,965$             205,157$        1,020,982$     -$                1,435,104$     2,515,133$     1,080,029$                

0 1 2 3 4 5

Jobs
Current/Actuals 0

Creation Goals 40 30 10
Total 

Employment 

Goals 40 30 10

A) PILOTS Estimate Table Worksheet DRAFT
for 10 years

Peregrine Senior Living 11/4/2022

Taxes that would have been collected if the project did not occur

OCIDA estimate of current market value

Projected investment

OCIDA estimate of increase in value

OCIDA estimated value after project is completed

Scheduled PILOT payments

Year
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Peregrine Senior Living 

OCIDA Application  

Fayetteville Staffing 
 

# Title     FT/PT  Year Hired*  Salary/Hourly Wage/Benefits 

1 Executive Director   FT          1   $120,000.00 

1 Business Office Director  FT          1   $61,000.00 

2 Reception    FT/PT                     1   $19.00/Hour 

1 Director of Nursing   FT                     1   $69,000.00 

1 Memory Care Case Manager  FT                     1   $64,000.00 

1 Community Relations Director FT                     1   $62,000.00 

2 LPN     FT/PT                     1   $25.00/Hour 

3 Team Leaders    FT/PT                     1 year 1   $17.00/Hour 

                2 year 2 
  

3  Med Aide Staffing   FT/PT                     2 year 1  $16.50/17.50Hour 

                1 year 2   
 

15 Resident Care Aides   FT/PT                     10 year 1  $16.00-$17.50/Hour 

                  5 year 2 
 

1 Dining Services Director  FT                     1   $60,000.00 

 

2 Cooks     FT/PT          1   $16.00/Hour 

 

2  Dietary Aides    FT/PT          1 year 1  $14.25/Hour 

                1  year 2 

 

1 Activity Director   FT          1   $54,000.00 

1 Activity Director Assistant  PT                     2   $15.50/Hour 

1 Maintenance Director   FT          1   $54,000.00 

2  Housekeepers    FT/PT                     1   $15.50/Hour 

40           $2,214,000.00 Annually 
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TO:  Stephen Bowman DATE:    August 10, 2022 
 
FROM:  Lynne Moore 
 
SUBJECT: Phase I Market Feasibility Analysis For Fayetteville, New York 
 
Contained herein are the results of a Phase I market analysis evaluating the size and depth of the 
market and potential demand for the development of new memory care units being considered 
for a site location in Fayetteville, New York. The site location is 3965 Medical Center Drive, 
Fayetteville, New York, 13066.  
 
This work product does not represent the full market feasibility work scope and it may not 
contain the appropriate and comprehensive level of detail typically required by lenders, financial 
institutions, investors, joint venture partners, etc. for financial purposes. It does, however, 
provide sufficient cost-effective detail for initial internal review and due diligence decision-
making purposes. 
  
The work scope implemented for this Phase I basically included the following tasks: 
 

1. Review all information requested from and provided by the Client Team. 

2. Define a preliminary Primary Market Area (PMA) for the subject site location. 

3. Acquire demographics for age and income qualified Seniors and adult children in the 
defined PMA: 

 For the PMA, in aggregate 

 By individual zip code in the PMA 

4. Identify and conduct quick-reaction survey of existing (and planned/announced) memory 
care communities in the defined PMA. Preliminary data to be collected will include: 

 Age of community and contact information 

 Number of units/beds 

 Current occupancy 

 Basic price ranges 

MDS would also review our in-house data base and access other resources in order to 
identify other potential new Senior housing communities being planned for the defined 
market area.  

5. Implement capture rate analysis to quantify potential future demand for proposed new 
memory care units giving consideration to the following: 
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 Levels of incidence for Alzheimer’s/dementia. 

 Level of affordability/minimum cash flow income criteria. 

 Potential monthly service fee pricing for the proposed memory care units. 

6. Express overall professional opinion of market feasibility for potential new memory care 
units in the defined market area. 
 

The end results of this preliminary Phase I market analysis have been summarized in this 
Executive Summary report supported by generally self-explanatory technical data exhibits. 
 

Primary Market Area (PMA) Definition 
 
The Primary Market Area that has been preliminarily defined and evaluated for the proposed 
new memory care community is a mosaic of contiguous zip code areas/communities representing 
a 5- to 8-mile radius of the subject site location in the Fayetteville area. Exhibit 1 presents a list 
of the zip codes/communities that comprise this PMA. Figure 1 presents a zip code map 
depicting the approximate boundaries of this PMA. For this analysis, MDS has assumed that 
65% to 75% of new memory care units will be absorbed (or occupied) by Senior households 
residing in this PMA. In the demand models, a factor of 70% was utilized for the PMA 
absorption assumption.  
 
The remaining 25% to 35% is expected to come from Secondary and Tertiary Market Areas - 
including other areas in Onondaga County, the remainder of the state of New York and in-
migration from outside the state. This in-migration will be primarily driven by the actions of the 
adult children/decision influencers attempting to bring their aging parents closer to them in the 
later stages of their life. 
 

Professional Market Feasibility Opinion 
 
Based upon the preliminary quantitative results of this Phase I market analysis and MDS’ 
significant national experience in evaluating successful Senior housing communities, it is 
our specific opinion that there appears to be sufficient size and depth of the age and income 
qualified market to support the prudent introduction of new memory care units into the 
Fayetteville market area – from a quantitative perspective and based on the affordability 
levels evaluated herein. This opinion considers both existing and planned/announced 
assisted living and memory care competition as well as unit turnover - the re-filling of 
existing occupied units due to natural resident attrition that will occur at mature 
competitive communities in the market area. 
 
Following is a discussion of the demand analysis for market rate memory care units and the 
conservative factors and assumptions utilized herein. 
 

Senior Housing Capture Rates - Trends and Benchmarks 
 
Project “capture rate” is defined as the percentage of the age and income qualified 
prospects an individual Senior housing community will have to attract or capture in order 
to achieve 93% occupancy. The required capture rate for a Senior housing community is 
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calculated by dividing the number of units to be absorbed from within the PMA by the number 
of net potential age-, income- and health-qualified prospects residing in that market area. 
 
While there have been various industry standards for acceptable capture rates, the following 
represents the typical maximum acceptable capture rates for each of the residential Senior living 
arrangements in the continuum of care: 
 

 Independent Living                 5% to 10% 

 Assisted Living                        15% to 20% 

 Alzheimer’s/Memory Care    15% to 20% 

These capture rates are based on pragmatic age and income screening – age 75+ households that 
can afford to private pay the market rate rents in perpetuity out of their cash flow income. They 
also give consideration to existing and planned/announced new competition and unit turnover. 
 

Summary of Age 75+ Demand for New Memory 
Care Units in an Assisted Living Setting 
 
MDS has evaluated the potential for the development of memory care units in an assisted 
living/residential care setting. These units would offer similar services and amenities as would be 
provided for traditional assisted living residents; however, the personal care services would be 
more frequent and intensive and the physical space would be specially designed to be secure and 
to effectively care for the special needs and requirements of these residents. 
 
MDS has conducted a significant amount of internal research and development and has 
developed a demand methodology for projecting the need for memory care units in a market 
area. The memory care demand model is conservative, realistic and gives consideration to all of 
the relevant key factors and assumptions with regard to this very specialized type of living 
arrangement. 
 
There are no firm industry standards for maximum acceptable capture rates for memory care 
assisted living units in a specific market area. However, in our evaluation of these project capture 
rates, MDS has made comparisons to other similar, but more traditional type, living 
arrangements - primarily assisted living/residential care. Based on our national experience, we 
are observing 20% as an assisted living ceiling capture rate benchmark based on age, income and 
need-driven qualifying criteria. 
 
It is the opinion of MDS that the memory care assisted living capture rates should be 
reasonably consistent with traditional assisted living capture rates; however, they could be 
higher - depending on market conditions.  The needs of this particular target market are highly 
specialized and, as a result, they do not have as many options available to them as Seniors who 
are not afflicted with Alzheimer’s/other dementia. Therefore, we could expect a higher percent 
of capture of this particular target market. MDS has, however, utilized the 20% benchmark in the 
evaluation of these memory care units. 
 
Exhibits 2 through 4 present the detailed demand models that calculate the total number of 
memory care units that can be supported in this PMA – assuming a maximum capture rate of 
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20%. These models have considered three minimum qualifying cash flow income screens and 
also assume 70% of the unit absorption by qualified prospects residing in the PMA and a 93% 
project occupancy rate. The memory care demand is summarized as follows: 

Minimum 
Qualifying  
Cash Flow 

Income Screen 

Base 
Monthly 
Service 

Fees 
Supported 

2024 2027 

Refer 
to 

Exhibit

Total 
Units 

Supported
Capture 

Rate 

Total 
Units 

Supported
Capture 

Rate 

@ $95,000 + $6,055 86 20.0% 103 20.0% 2 

@ $105,000+ $6,695 69 20.0% 84 20.0% 3 

@ $115,000 + $7,330 57 20.0% 71 20.0% 4 
 
The memory care monthly service fees supported by the various qualifying income criteria 
assume that 85% of the Senior’s disposable cash flow income can be allocated for the memory 
care pricing. They also assume an average 10% income tax factor. 
 
Exhibit 5 shows the calculation for computing the weighted average level of incidence for age 
75+ households in the PMA in 2024 and 2027. MDS has conservatively assumed that all of the 
potential residents will be age 75+ and has given the appropriate (heavier) weighting to the age 
85+ cohort using the levels of incidence. It is MDS opinion that these levels of incidence include 
Seniors with mild levels of Alzheimer’s/dementia that could be accommodated in assisted living 
and could be included in the levels of incidence for the need for ADLs. It has been reported that 
approximately 20% of residents in assisted living have mild levels of Alzheimer’s and do not 
require the secured environment of a special care unit; therefore, MDS has reduced the number 
of prospects for Alzheimer’s/memory care (demand) by 20% to eliminate this potential overlap 
with assisted living prospects.  
 

Impact of Home Equity 
 
Exhibits 6a through 7 outline a home equity analysis in which the minimum qualifying income 
criteria could be reduced (for those Seniors selling their homes) due to annual cash flow that 
would result from the sale of a home in the Primary Market Area and the prudent reinvestment of 
the net, after-tax sales proceeds. This analysis estimates the number of additional households 
(whose actual incomes are below $95,000) who would be qualified at this level, assuming they 
could sell their home and conservatively invest the net equity proceeds at 4%. This would allow 
these Seniors to supplement their income with the interest earnings, while leaving the principal 
from the sale of their home intact and in their portfolio of assets for their estate. 
 
It should be noted that MDS recognizes that Senior investments may not be realizing 4% interest 
rates at this time, which is the assumption for the analysis in Exhibits 6a and 6b. If one was to 
alternatively consider this as a modest spend down strategy, this would allow for a 25 year spend 
down – assuming no interest earning at all on the investment of this home equity. It is MDS’ 
opinion that it is not prudent to rely heavily on spend down in evaluating affordability for Senior 
housing, however, this analysis illustrates that spend down of the home equity can be a prudent 
financial strategy under the right conditions. Spend down of other assets/investments and 
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financial assistance from family are more difficult to quantify and, therefore, are primarily 
considered forecasting safety margin when evaluating the demand for new Senior living. 
 
Other Financial Resources – It should be noted that there are other resources for Seniors that 
are difficult to quantify, but can aid in the reduction of actual cash flow income.  For example: 
 

 Many Seniors have a long-term care insurance policy that may have an assisted living 
benefit. Each policy may be different in terms of coverage, but many do have assisted 
living coverage. 
 

 Another example is the Aid-In-Attendance benefit available to U.S. veterans.  Nationally, 
it is estimated that approximately one-third of all Seniors can qualify for additional 
income through the pension – under the right financial conditions. This benefit could 
allow additional Seniors, who have not been considered in the demand model, to afford 
the living arrangement to be offered at the subject new community. 

 
  There is also a growing body of empirical evidence that some Senior’s incomes are 

being supplemented by adult children or other family members. Most operators are not 
able to quantify this support and there is no direct correlation between the number of 
adult children in a market area and whether their parents live in or outside of a PMA. 
There is also no direct correlation between the affordability of the adult child versus 
their parent. 
 

Because the potential impacts of these various other financial resources are difficult to accurately 
predict and quantify, they are typically considered as forecasting safety margin in evaluating the 
demand for new Senior housing products in a market area. 
 

Primary Market Area Demographics 
 
Appendix A to this report summarizes the projected growth of Senior households in the age 65 to 
74 and age 75+ cohorts in the zip codes located within the Fayetteville PMA. Appendix A also 
considers the growth in income qualified age 75+ households (specifically the $95,000+ through 
the $120,000+ cohorts). 
 
There were an estimated 7,656 age 75+ households in the PMA in 2022. These households are 
projected to increase by approximately 8% from 2022 through 2027 - there are projected to be 
610 new age 75+ households over the five-year time frame from 2022 through 2027. In 2027, 
there are projected to be 8,266 age 75+ households in this PMA.  
 
Appendix A presents similar statistics for the 65 to 74 age cohort. As can be seen by Exhibit A-1, 
the 65 to 74 age cohort is approximately 31% larger than the age 75+ cohort in 2022 and it will 
be experiencing more significant growth. The age 65 to 74 households are projected to grow by 
23% over the five-year time frame - from an estimated 10,014 households in 2022 to a projected 
12,275 households in 2027. 
 
When considering income qualified age 75+ Senior households, approximately 18% of the 
estimated age 75+ households in the PMA (or 1,368 households) are projected to have annual 
cash flow incomes of $95,000 or more in 2022. These income qualified households are projected 
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to increase by 26% from 2022 to approximately 1,727 income-qualified households in 2027. 
Appendix A provides similar information for the $100,000+ through $120,000+ cohorts – there 
is projected to be a 28% to 30% growth in income-qualified senior households over the next five 
years – depending on the affordability level. 
 
Exhibits 8 through 10 summarize the demographics for age 75+ senior households and adult 
children households (age 55 to 64) by zip code area in the Primary Market Area for the 2022, 
2024 and 2027 time frames. Approximately 13% of the total households in 2022 are age 75+ 
senior households and 20% are adult children/decision influencer households. This is compared 
to 12% and 19%, respectively, for the United States overall. 
 
As can be seen by Exhibits 9 and 10, approximately 70% of the age and income qualified Senior 
households and 62% of the adult children/decision influencer households will reside in five of 
the twelve total zip code areas that contain the PMA demographics in the 2024 time frame: 
 

Age and Income Qualified 
Senior Households 

 Adult Children/Decision 
Influencer Households 

 13066  Fayetteville 
 13104  Manlius 
 13078  Jamesville 
 13057  East Syracuse 
 13214  Syracuse 

  13208  Syracuse 
 13104  Manlius 
 13206  Syracuse 
 13057  East Syracuse 
 13066  Fayetteville 

 
Three of the zip codes falls on both top five lists: 
 

  13066  Fayetteville 

  13104  Manlius 

  13057  East Syracuse 
 
The subject site location is in Fayetteville zip code area 13066 and it is highlighted on each of 
the zip code exhibits. Summary senior demographics by each of the income cohorts are included 
as Appendix A to this report. The detailed demographic reports acquired from Environics 
Analytics - by individual zip code area as well as the aggregated PMA - are included as 
Appendix C.  
 

Competitive Memory Care Units in an Assisted Living Setting 
 
MDS identified and surveyed two existing memory care communities in an assisted living setting 
in this Primary Market Area. These two communities, combined, operate a total of 74 memory 
care units. Exhibits 11 and 12 summarize the occupancy and pricing characteristics of each of 
these communities. These two communities, combined, operate 74 living units that were reported 
to be 91.9% occupied at the time of the field survey. All of the vacant beds are located at 
Brookdale Fayetteville and are shared occupancy beds. They indicate that there is a waiting list 
for private occupancy units. 
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MDS also surveyed three additional memory care communities in the surrounding Secondary 
Market Area. These three communities, combined, operate 94 living units that were reported to 
be 83.0% occupied at the time of the field survey. All of these vacant beds are located within 
Sage Court at McHarrie Place. The vacant beds are due to the fact that they are only accepting 
ten residents (out of a capacity of 26 residents) at this time due to a staffing shortage. They 
indicated that they will be re-evaluating this situation in the next few weeks. 
 
If I can answer any questions or provide additional information regarding this Phase I market 
analysis, please do not hesitate to call me.  We stand ready to support you in any way that we can 
with your project. 
 
 
 

 Lynne Moore    
 Lynne Moore 
 President 
 MDS RESEARCH COMPANY, INC. 
 



DEFINITION FOR A NEW MEMORY CARE

COMMUNITY IN FAYETTEVILLE, NEW YORK

● 13057 East Syracuse ● 13206 Syracuse

● 13066 Fayetteville * ● 13208 Syracuse

● 13078 Jamesville ● 13210 Syracuse

● 13082 Kirkville ● 13211 Syracuse

● 13104 Manlius ● 13214 Syracuse

● 13116 Minoa ● 13224 Syracuse

*  Zip Code for subject site location

EXHIBIT 1

PRELIMINARY PRIMARY MARKET AREA

Figure 1 presents a map depicting the approximate boundaries of
this PMA. MDS has assumed that 65% to 75% of the new unit
absorption will come from age and income qualified households
residing in this PMA.

Fayetteville NY - Demographic Summary 2022-2024-2027\Market Area Def
8/10/2022
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DeLorme Street Atlas USA® 2015

FIGURE 1
   PRELIMINARY PRIMARY MARKET AREA DEFINITION   

FOR FAYETTEVILLE, NEW YORK
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www.delorme.com

TN

MN (12.4°W)

0 1 2 3 4 5

0 1 2 3 4 5

mi
km

Scale 1 : 200,000

1" = 3.16 mi Data Zoom 10-0
9



EXHIBIT  2

SUMMARY OF RESULTING AGE 75+ CAPTURE RATES FOR NEW ALZHEIMER'S/MEMORY CARE

UNITS  IN  AN  ASSISTED  LIVING  SETTING

Fayetteville, NY

$95,000 +  Income
70% PMA

Pragmatic Sequential Screening Process   Absorption  Impact
Year: 2024 2027

Total (Gross) Estimated Non-Institutionalized Age 75+ Households 1 7,894 8,266

Less Existing and Planned/Announced Assisted Living Units: (298) (298)

Subtotal 7,596 7,968

Estimated level of Incidence of Dementia 2 0.227 0.226

Subtotal - Dementia Level of Incidence 1,723 1,803

Apply Minimum Qualifying (Private Pay)

Income Screen @: $95,000 + 3 0.190 0.209

Subtotal Age/Income Qualified Households 328 377
Who Are Estimated to Have Dementia

Additional Qualified Households Available

Due to Impact of Home Sale/Equity 4 20 24

Subtotal Equity Adjusted Households 348 401

Less Competitive Memory Care Units 5

     -  Existing Occupied Memory Care Units (46) (46)

     - Vacant and Planned Memory Care Units
@ 93% Occupancy 0 0

     - Unit  Turnover  @ 45% of Occupied Units (21) (21)

Net Age / Income Qualified Available Prospects 281 334

Number of Subject Memory Care Units to be Absorbed in the PMA 6 56 67
Net Age/Income Qualified Prospects in the PMA 281 334

Resulting Age 75+ Capture Rates 20.0% 20.0%

1
These are non-institutionalized households - does not include persons in nursing

homes or institutionalized group quarters.  (Refer to Exhibit A-1 in Appendix A.)
2

Information provided by The Alzheimer's Disease and Related Disorders Association, Inc.

Assumed 80% have moderate to severe dementia and would be prospects for a dedicated memory care community.
3

Refer to Exhibit A-2 for the calculation of age 75+ households who meet the minimum qualifying income 

criteria of or more.
4

Refer to Exhibits 6a and 6b - applied level of incidence and assumed that only 50% of these

residents would be coming directly from their own home  - see calculation below:

140 x 28.4% x 50.0% = 20 for year 2024;

172 x 28.3% x 50.0% = 24 for year 2027.
5

Refer to Exhibit B-1 in Appendix B for a list of competitive units factored into the demand analysis.
6

86 units  x 93% occupancy  x 70% absorption from PMA = 56

103 units  x 93% occupancy  x 70% absorption from PMA = 67

units to be filled from the PMA.

$95,000

10



EXHIBIT  3

SUMMARY OF RESULTING AGE 75+ CAPTURE RATES FOR NEW ALZHEIMER'S/MEMORY CARE

UNITS  IN  AN  ASSISTED  LIVING  SETTING

Fayetteville, NY

$105,000 +  Income
70% PMA

Pragmatic Sequential Screening Process   Absorption  Impact
Year: 2024 2027

Total (Gross) Estimated Non-Institutionalized Age 75+ Households 1 7,894 8,266

Less Existing and Planned/Announced Assisted Living Units: (298) (298)

Subtotal 7,596 7,968

Estimated level of Incidence of Dementia 2 0.227 0.226

Subtotal - Dementia Level of Incidence 1,723 1,803

Apply Minimum Qualifying (Private Pay)

Income Screen @: $105,000 + 3 0.161 0.179

Subtotal Age/Income Qualified Households 278 323
Who Are Estimated to Have Dementia

Additional Qualified Households Available

Due to Impact of Home Sale/Equity 4 12 17

Subtotal Equity Adjusted Households 290 340

Less Competitive Memory Care Units 5

     -  Existing Occupied Memory Care Units (46) (46)

     - Vacant and Planned Memory Care Units
@ 93% Occupancy 0 0

     - Unit  Turnover  @ 45% of Occupied Units (21) (21)

Net Age / Income Qualified Available Prospects 223 273

Number of Subject Memory Care Units to be Absorbed in the PMA 6 45 55
Net Age/Income Qualified Prospects in the PMA 223 273

Resulting Age 75+ Capture Rates 20.0% 20.0%

1
These are non-institutionalized households - does not include persons in nursing

homes or institutionalized group quarters.  (Refer to Exhibit A-1 in Appendix A.)
2

Information provided by The Alzheimer's Disease and Related Disorders Association, Inc.

Assumed 80% have moderate to severe dementia and would be prospects for a dedicated memory care community.
3

Refer to Exhibit A-4 for the calculation of age 75+ households who meet the minimum qualifying income 

criteria of or more.
4

Refer to Exhibits 6a and 6b - applied level of incidence and assumed that only 50% of these

residents would be coming directly from their own home  - see calculation below:

88 x 28.4% x 50.0% = 12 for year 2024;

119 x 28.3% x 50.0% = 17 for year 2027.
5

Refer to Exhibit B-1 in Appendix B for a list of competitive units factored into the demand analysis.
6

69 units  x 93% occupancy  x 70% absorption from PMA = 45

84 units  x 93% occupancy  x 70% absorption from PMA = 55

units to be filled from the PMA.

$105,000

High 11



EXHIBIT  4

SUMMARY OF RESULTING AGE 75+ CAPTURE RATES FOR NEW ALZHEIMER'S/MEMORY CARE

UNITS  IN  AN  ASSISTED  LIVING  SETTING

Fayetteville, NY

$115,000 +  Income
70% PMA

Pragmatic Sequential Screening Process   Absorption  Impact
Year: 2024 2027

Total (Gross) Estimated Non-Institutionalized Age 75+ Households 1 7,894 8,266

Less Existing and Planned/Announced Assisted Living Units: (298) (298)

Subtotal 7,596 7,968

Estimated level of Incidence of Dementia 2 0.227 0.226

Subtotal - Dementia Level of Incidence 1,723 1,803

Apply Minimum Qualifying (Private Pay)

Income Screen @: $115,000 + 3 0.141 0.158

Subtotal Age/Income Qualified Households 244 284
Who Are Estimated to Have Dementia

Additional Qualified Households Available

Due to Impact of Home Sale/Equity 4 10 14

Subtotal Equity Adjusted Households 254 298

Less Competitive Memory Care Units 5

     -  Existing Occupied Memory Care Units (46) (46)

     - Vacant and Planned Memory Care Units
@ 93% Occupancy 0 0

     - Unit  Turnover  @ 45% of Occupied Units (21) (21)

Net Age / Income Qualified Available Prospects 187 231

Number of Subject Memory Care Units to be Absorbed in the PMA 6 37 46
Net Age/Income Qualified Prospects in the PMA 187 231

Resulting Age 75+ Capture Rates 20.0% 20.0%

1
These are non-institutionalized households - does not include persons in nursing

homes or institutionalized group quarters.  (Refer to Exhibit A-1 in Appendix A.)
2

Information provided by The Alzheimer's Disease and Related Disorders Association, Inc.

Assumed 80% have moderate to severe dementia and would be prospects for a dedicated memory care community.
3

Refer to Exhibit A-6 for the calculation of age 75+ households who meet the minimum qualifying income 

criteria of or more.
4

Refer to Exhibits 6a and 6b - applied level of incidence and assumed that only 50% of these

residents would be coming directly from their own home  - see calculation below:

72 x 28.4% x 50.0% = 10 for year 2024;

96 x 28.3% x 50.0% = 14 for year 2027.
5

Refer to Exhibit B-1 in Appendix B for a list of competitive units factored into the demand analysis.
6

57 units  x 93% occupancy  x 70% absorption from PMA = 37

71 units  x 93% occupancy  x 70% absorption from PMA = 46

units to be filled from the PMA.

$115,000

High 12



EXHIBIT  5

CALCULATION OF WEIGHTED AVERAGE LEVEL OF INCIDENCE

FOR ALZHEIMER'S DISEASE/RELATED DEMENTIA

IN THE PRIMARY MARKET AREA

Fayetteville, NY

Estimated Level
of Incidence

2022 for Alzheimer's 2022 Age 75+ Seniors
Age 75+ Disease/Related Estimated With

Age Cohort Population Dementia Alzheimer's/Dementia
75 to 84 7,570 18.7% 1,416

85+ 3,912 47.2% 1,846
Total 11,482 3,262

Weighted Average 28.4%

Estimated Level
of Incidence

2024 for Alzheimer's 2024 Age 75+ Seniors
Age 75+ Disease/Related Estimated With

Age Cohort Population Dementia Alzheimer's/Dementia
75 to 84 7,837 18.7% 1,465

85+ 4,016 47.2% 1,895
Total 11,852 3,361

Weighted Average 28.4%

Estimated Level
of Incidence

2027 for Alzheimer's 2027 Age 75+ Seniors
Age 75+ Disease/Related Estimated With

Age Cohort Population Dementia Alzheimer's/Dementia
75 to 84 8,237 18.7% 1,540

85+ 4,171 47.2% 1,969
Total 12,408 3,509

Weighted Average 28.3%

This exhibit summarizes the calculation of the weighted average incidence
level for Alzheimer's Disease or other related dementia in this PMA.
This weighted average level of incidence is utilized in the Alzheimer's
capture rate models outlined in Exhibits 2 through 4.

Sources: Alzheimer's Association
Environics Analytics

MDS Analysis

High 13



EXHIBIT  6a

HOME EQUITY ANALYSIS - 2024 TIME FRAME

How the Sale of a Senior's Home in the Primary Market Area Increases the Number of Age and Income Qualified Households

Fayetteville, NY

I. 2024 Estimated Median Home Value 1 $ 181,325

II. Assume Net Home Equity Proceeds Upon Sale @ 90% $ 163,193

III. Assume Equity Proceeds Can Be Invested   @ 4% 2 $6,528 /Year

-  Pre-Tax Increase in Investment Income

IV. Required Qualifying CASH FLOW Income Criteria $95,000 $100,000 $105,000 $110,000 $115,000 $120,000
(Before Home Equity Conversion)
-  Less Increase in Equity Investment Income $6,528 $6,528 $6,528 $6,528 $6,528 $6,528

V.  Home Equity Cash Flow Lowers  Qualifying Income Criteria to: $88,472 $93,472 $98,472 $103,472 $108,472 $113,472

     Age 75+ / Income  Screens
$95,000 $100,000 $105,000 $110,000 $115,000 $120,000

VI. NET Age 75+  Qualified Households 3 1,501 1,352 1,274 1,195 1,116 1,037

VII. ADDITIONAL Age Qualified Households that
Become Income Qualified 186 186 116 95 95 95

VIII.   Percent of Age 75+ HOMEOWNERS in the PMA  @ 75.4%
  Net Increase in  AGE/INCOME QUALIFIED Homeowners 140 140 88 72 72 72

  Due to Home Equity Conversion Impact  4           Additional Households

Converting  (Selling)  home  equity   results in  increased  savings, portfolio value and investment income.
This increases the number of age/income qualified households

Refer to Exhibit 7 for a more detailed explanation of this analysis.

Source: Moore Diversified Services, Inc. Analysis

1  Based on Census Data for Seniors and an analysis of residential home sales statistics.
2  Average over a three (3) to four (4) year period.
3  See Exhibit A-1 for Net Age Qualified Households
4  Refer to Appendix C to this report.  This factor represents the percent of age 75+ households who live in owner occupied units
    in the PMA - based on available census data.  

High
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EXHIBIT  6b

HOME EQUITY ANALYSIS - 2027 TIME FRAME

How the Sale of a Senior's Home in the Primary Market Area Increases the Number of Age and Income Qualified Households

Fayetteville, NY

I. 2027 Estimated Median Home Value 1 $ 199,808

II. Assume Net Home Equity Proceeds Upon Sale @ 90% $ 179,827

III. Assume Equity Proceeds Can Be Invested   @ 4% 2 $7,193 /Year

-  Pre-Tax Increase in Investment Income

IV. Required Qualifying CASH FLOW Income Criteria $95,000 $100,000 $105,000 $110,000 $115,000 $120,000
(Before Home Equity Conversion)
-  Less Increase in Equity Investment Income $7,193 $7,193 $7,193 $7,193 $7,193 $7,193

V.  Home Equity Cash Flow Lowers  Qualifying Income Criteria to: $87,807 $92,807 $97,807 $102,807 $107,807 $112,807

     Age 75+ / Income  Screens
$95,000 $100,000 $105,000 $110,000 $115,000 $120,000

VI. NET Age 75+  Qualified Households 3 1,727 1,569 1,481 1,393 1,304 1,216

VII. ADDITIONAL Age Qualified Households that
Become Income Qualified 228 228 158 127 127 127

VIII.   Percent of Age 75+ HOMEOWNERS in the PMA  @ 75.4%
  Net Increase in  AGE/INCOME QUALIFIED Homeowners 172 172 119 96 96 96

  Due to Home Equity Conversion Impact  4           Additional Households

Converting  (Selling)  home  equity   results in  increased  savings, portfolio value and investment income.
This increases the number of age/income qualified households

Source: Moore Diversified Services, Inc. Analysis

1  Based on Census Data for Seniors and an analysis of residential home sales statistics.
2  Average over a three (3) to four (4) year period.
3  See Exhibit A-1 for Net Age Qualified Households
4  Refer to Appendix C to this report.  This factor represents the percent of age 75+ households who live in owner occupied units
    in the PMA - based on available census data.  

High
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EXHIBIT 7 
 

EXPLANATION OF CALCULATION/QUANTIFICATION 
 

OF POTENTIAL IMPACT OF HOME EQUITY 
 
 

MDS has conducted an analysis giving consideration to the impact of home equity 
potential on Senior household incomes in the Primary Market Area (refer to Exhibits 6a 
and 6b). This analysis assumes that the minimum cash flow income threshold 
could be reduced (for those Seniors selling their homes) due to the additional 
annual cash flow that would result from the sale of a home and the reinvestment 
of the net after-tax sales proceeds. This analysis was accomplished as follows: 
 

1. MDS assumed that the net equity (after closing costs) earned from the 
sale of these Seniors' homes would be equal to 90% of the sales value 
and that this equity could be invested at 4% (average over a three to four 
year period), which would generate an additional annual cash flow of 
$6,528 in 2024 and $7,193 in 2027. 

 
2. MDS then reduced the minimum income criteria of $95,000 by the amount 

of the additional cash flow that would be generated from the sale of the 
home and calculated the percentage of new additional age qualified 
households that would now qualify at the new reduced income level. 

 
3. MDS again reduced the new age and income qualified households to 

reflect only that percentage that are estimated to be homeowners (versus 
renters) in the Primary Market Area. Based on census data, it is estimated 
that approximately 75% of Seniors live in owner-occupied units. 

 
As can be seen from Exhibit 6a, approximately 140 additional age 75+ households 
(whose income is below $95,000) would be qualified at this level, providing they 
could sell their home and invest the net equity at 4%, thereby supplementing their 
existing annual cash flow income. 
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EXHIBIT  8

ANALYSIS  OF  AGE  QUALIFIED  SENIOR

HOUSEHOLDS  BY  ZIP  CODE  IN  THE  PRIMARY  MARKET  AREA

Before  Income Screen

Age 75+ Senior Households  
Total Absolute Average  
2022 Increase Annual

Zip Code / Community  Households 2022 2024 2027 2022-2027 % Change

13208 Syracuse 8,989 847 876 921 74 1.7%

13210 Syracuse 8,594 549 592 662 113 3.8%

13206 Syracuse 7,862 777 808 856 79 2.0%

13057 East Syracuse 6,631 1,062 1,084 1,117 55 1.0%

13104 Manlius 6,510 836 868 919 83 1.9%

13066 Fayetteville * 5,660 1,008 1,030 1,064 56 1.1%

13078 Jamesville 3,903 672 692 722 50 1.4%

13224 Syracuse 3,787 499 512 533 34 1.3%

13214 Syracuse 3,154 593 598 606 13 0.4%

13211 Syracuse 2,740 305 315 331 26 1.6%

13082 Kirkville 2,046 303 309 317 14 0.9%

13116 Minoa 1,467 205 210 218 13 1.2%

Total 61,343 7,656 7,894 8,266 610 1.5%

*  Zip Code for subject site location

Source: Environics Analytics
MDS Analysis

Fayetteville NY - Demographic Summary 2022-2024-2027\Analysis Summary 75+
8/10/202217



EXHIBIT  9

SUMMARY  OF  INCOME  QUALIFIED  AGE  75+

HOUSEHOLDS  BY  ZIP  CODE  IN  THE  PRIMARY  MARKET  AREA

After Income Screen

Total
2022 $95,000 +  Average

Age 75+ Qualifying Income Screen Absolute Annual
Zip Code / Community Households 2022 2024 2027 2022-2027 % Change

* 13057 East Syracuse 1,062 147 164 193 46 5.6%

* 13066 Fayetteville ** 1,008 272 292 325 53 3.6%

13208 Syracuse 847 52 60 75 23 7.6%

* 13104 Manlius 836 213 233 268 55 4.7%

13206 Syracuse 777 50 54 61 11 4.1%

* 13078 Jamesville 672 186 205 238 52 5.1%

* 13214 Syracuse 593 151 164 187 36 4.4%

13210 Syracuse 549 69 79 96 27 6.8%

13224 Syracuse 499 116 124 136 20 3.2%

13211 Syracuse 305 28 32 40 12 7.4%

13082 Kirkville 303 53 59 69 16 5.4%

13116 Minoa 205 30 33 39 9 5.4%

Total 7,656 1,367 1,501 1,727 360 4.8%

*  The highlighted zip codes contain approximately 70% of the age and 
  income qualified Senior households (age 75+, $95,000+) in the PMA in 2024.

**  Zip Code for subject site location

Source: Environics Analytics
MDS Analysis

Fayetteville NY - Demographic Summary 2022-2024-2027\Age 75+
8/10/2022
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EXHIBIT  10

ANALYSIS  OF  AGE QUALIFIED DECISION  INFLUENCER

HOUSEHOLDS  BY  ZIP  CODE  IN  THE  PRIMARY  MARKET  AREA

Before  Income Screen

Age 55 to 64 Adult Children Households
Total Average
2022 Absolute Annual

Zip Code / Community  Households 2022 2024 2027 2022-2027 % Change

* 13208 Syracuse 8,989 1,658 1,637 1,607 (51) -0.6%

13210 Syracuse 8,594 1,048 1,017 972 (76) -1.5%

* 13206 Syracuse 7,862 1,464 1,440 1,404 (60) -0.8%

* 13057 East Syracuse 6,631 1,423 1,390 1,343 (80) -1.2%

* 13104 Manlius 6,510 1,627 1,604 1,570 (57) -0.7%

* 13066 Fayetteville ** 5,660 1,297 1,291 1,281 (16) -0.2%

13078 Jamesville 3,903 901 901 900 (1) 0.0%

13224 Syracuse 3,787 726 711 690 (36) -1.0%

13214 Syracuse 3,154 649 634 612 (37) -1.2%

13211 Syracuse 2,740 565 554 537 (28) -1.0%

13082 Kirkville 2,046 503 502 501 (2) -0.1%

13116 Minoa 1,467 275 266 252 (23) -1.7%

Total 61,343 12,136 11,947 11,669 (467) -0.8%

* The highlighted zip codes contain approximately 62% of the adult children/
   decision influencer households (age 55 to 64) in the PMA in 2024.

**  Zip Code for subject site location

Source: Environics Analytics
MDS Analysis

Fayetteville NY - Demographic Summary 2022-2024-2027\Age 55-64
8/10/202219



EXHIBIT  11

MAJOR COMPETING ALZHEIMER'S/MEMORY CARE  COMMUNITIES

IN THE MARKET AREA

Current # of # of # of # of # of
Ref. Date Occupancy Licensed Existing Planned Occupied Vacant
No. Name of Community Opened % Beds/Units Beds/Units Beds/Units Beds/Units Beds/Units

Primary Market Area

1 Brookdale Fayetteville 1999 88.5% 52 52 0 46 6

2 The Nottingham Memory Care - Borer 1992 100.0% 24 22 0 22 0

PMA TOTAL 91.9% 76 74 0 68 6

Secondary Market Area

3 Keepsake Village at Greenpoint 1994 100.0% 57 55 0 55 0

4 McHarrie Point - Sage Court 1978 38.5% 27 26 0 10 16
* They are only accepting 10 memory care residents now due to staffing shortage.  Will re-evaluate in a few weeks.

5 Park Terrace at Radisson 2006 100.0% 13 13 0 13 0

SMA TOTAL 83.0% 97 94 0 78 16

PMA & SMA TOTAL 86.9% 173 168 0 146 22

Source:  MDS Field Survey - April, 2022
Fayetteville NY - Assisted Living\ALZ Comp Summary - Ph I

8/10/2022
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EXHIBIT  12

DETAILED  CHARACTERISTICS  OF  ALZHEIMER'S/MEMORY CARE COMMUNITIES

 
PRIMARY

MARKET AREA
COMMUNITIES

Address & Phone:
Fayetteville NY 13066 Jamesville NY 13078

Reference No. 1 2
 

Opening Date 1999 1992

Owner/Management: Brookdale Senior Living Loretto

Number of Units/Beds:
     Alzheimer's/Memory Care 52 22
     Assisted Living 0 48
     Independent Living 0 186
     Nursing Beds 0 0

     Planned Units 0 0

Occupancy Rates:
     Alzheimer's/Memory Care 88.5% 100.0%
     Assisted Living - -
     Independent Living - -
     Nursing Beds - -

Community Fee/Security $4,500 $3,900
 Deposit

Base Monthly Service Fees:
     Studios/Alcove $7,395 $8,300 - $8,500
     One Bedroom - -
     Companion Suite $5,825 -
     Second Person Fee - -

Unit Size in S. F.:
     Studios/Alcove Bedroom 350 503
     One Bedroom - -
     Companion Suite Bedroom -

All Inclusive Pricing: Yes Yes

Levels of Care:
Level I - -

Level II - -
Level III - -
Level IV - -

Extra Charge For:
Medication Management - -

Incontinence Care - -

- = Not offered at community;  N/A = Information not available during survey.

Source:   MDS Field Survey -   April, 2022

315-637-2000 315-445-9242

5125 Highbridge Street 1307 Nottingham Road

Brookdale Fayetteville Care Residence - Borer
The Nottingham Memory

Fayetteville NY - Assisted Living\ALZ Comp - Ph I
8/10/2022 21



Exhibit  12
Detailed Characteristics of
Alzheimer's/Memory Care Communities

 
SECONDARY

MARKET AREA
COMMUNITIES

Address & Phone:
Liverpool NY 13088 Baldwinsville NY 13027 Baldwinsville NY 13027

Reference No. 3 4 5
 

Opening Date 1994 1978 2006

Owner/Management: Hearth Management, LLC Syracruse Home Association Premiere Senior Living, LLC

Number of Units/Beds:
     Alzheimer's/Memory Care 55 26 13
     Assisted Living 0 19 51
     Independent Living 0 111 0
     Nursing Beds 0 0 0

     Planned Units 0 0 0

Occupancy Rates:
     Alzheimer's/Memory Care 100.0% 38.5% 100.0%
     Assisted Living - - -
     Independent Living - - -
     Nursing Beds - - -

Community Fee/Security 1 Month's Rent 1 Month's Rent $3,000
 Deposit Plus $500 processing fee

Base Monthly Service Fees:
     Studios/Alcove $7,392 $4,955 - $5,260 $5,910
     One Bedroom - - -
     Companion Suite $5,910 - -
     Second Person Fee - - -

Unit Size in S. F.:
     Studios/Alcove Bedroom 200 - 331 N/A
     One Bedroom - - -
     Companion Suite Bedroom - -

All Inclusive Pricing: Yes Yes Yes

Levels of Care:
Level I - - -

Level II - - -
Level III - - -
Level IV - - -

Extra Charge For:
Medication Management - - -

Incontinence Care - - -

- = Not offered at community;  N/A = Information not available during survey.

Source:   MDS Field Survey -   April, 2022

at Radisson

315-565-2706 315-638-2521 315-638-9207

138 Old Liverpool 7740 Meigs Road 2981 Town Center Rd

at Greenpoint Sage Court
Keepsake Village McHarrie Point Park Terrace

Fayetteville NY - Assisted Living\ALZ Comp - Ph I
8/10/2022 22
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EXHIBIT A-1

AGE 65+ AND AGE 75+ HOUSEHOLD GROWTH IN THE PRIMARY MARKET AREA

Fayetteville, NY

       Number of
      Households

Year 65-74 75    +

2000 6,721 7,143
2022 10,014 7,656
2024 10,864 7,894
2027 12,275 8,266

Change in Households 2022 - 2027
- Absolute 2,261 610
- Percentage 22.58% 7.97%

Average Annual % Change 2022 - 2027 4.16% 1.55%

See Figure  1  of this report for details on specific market area definitions.

Figures pulled from detailed demographic runs acquired from Environics Analytics and included in Appendix C.

Sources: Environics Analytics
Moore Diversified Services, Inc.

High A-1



EXHIBIT A-2

CALCULATION FOR INCOME QUALIFYING CRITERIA IN THE PRIMARY MARKET AREA

Fayetteville, NY

    Income Qualification Level: $95,000

     Number of Households
Year 65-74 75    +

2000 1 755 452

2022 1 3,278 1,368
2024 3,723 1,501

2027 1 4,505 1,727

Change in Income
Qualified Households 2022 - 2027

- Absolute 1,227 360
- Percentage 37.42% 26.29%

Average Annual % Change 6.56% 4.78%

Qualified Households - 2022 3,278 1,368

Total Households       - 2022 2 10,014 7,656

% Income Qualified  @ $95,000 +   in 2022 32.7% 17.9%

Qualified Households - 2024 3,723 1,501

Total Households       - 2024 2 10,864 7,894

% Income Qualified  @ $95,000 +   in 2024 34.3% 19.0%

Qualified Households - 2027 4,505 1,727

Total Households       - 2027 2 12,275 8,266

% Income Qualified  @ $95,000 +   in 2027 36.7% 20.9%

Sources: Environics Analytics
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Environics Analytics and included in Appendix C.
2  The denominator in this calculation (total  2022 households) is provided on Exhibit A-1.

A-2



EXHIBIT A-3

CALCULATION FOR INCOME QUALIFYING CRITERIA IN THE PRIMARY MARKET AREA

Fayetteville, NY

    Income Qualification Level: $100,000

     Number of Households
Year 65-74 75    +

2000 1 676 398

2022 1 3,021 1,225
2024 3,445 1,352

2027 1 4,195 1,569

Change in Income
Qualified Households 2022 - 2027

- Absolute 1,174 344
- Percentage 38.86% 28.08%

Average Annual % Change 6.79% 5.07%

Qualified Households - 2022 3,021 1,225

Total Households       - 2022 2 10,014 7,656

% Income Qualified  @ $100,000 +   in 2022 30.2% 16.0%

Qualified Households - 2024 3,445 1,352

Total Households       - 2024 2 10,864 7,894

% Income Qualified  @ $100,000 +   in 2024 31.7% 17.1%

Qualified Households - 2027 4,195 1,569

Total Households       - 2027 2 12,275 8,266

% Income Qualified  @ $100,000 +   in 2027 34.2% 19.0%

Sources: Environics Analytics
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Environics Analytics and included in Appendix C.
2  The denominator in this calculation (total  2022  households) is provided on Exhibit A-1.

High A-3



EXHIBIT A-4

CALCULATION FOR INCOME QUALIFYING CRITERIA IN THE PRIMARY MARKET AREA

Fayetteville, NY

    Income Qualification Level: $105,000

     Number of Households
Year 65-74 75    +

2000 1 625 370

2022 1 2,865 1,152
2024 3,273 1,274

2027 1 3,995 1,481

Change in Income
Qualified Households 2022 - 2027

- Absolute 1,130 329
- Percentage 39.44% 28.54%

Average Annual % Change 6.87% 5.15%

Qualified Households - 2022 2,865 1,152

Total Households       - 2022 2 10,014 7,656

% Income Qualified  @ $105,000 +   in 2022 28.6% 15.0%

Qualified Households - 2024 3,273 1,274

Total Households       - 2024 2 10,864 7,894

% Income Qualified  @ $105,000 +   in 2024 30.1% 16.1%

Qualified Households - 2027 3,995 1,481

Total Households       - 2027 2 12,275 8,266

% Income Qualified  @ $105,000 +   in 2027 32.5% 17.9%

Sources: Environics Analytics
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Environics Analytics and included in Appendix C.
2  The denominator in this calculation (total  2022  households) is provided on Exhibit A-1.
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EXHIBIT A-5

CALCULATION FOR INCOME QUALIFYING CRITERIA IN THE PRIMARY MARKET AREA

Fayetteville, NY

    Income Qualification Level: $110,000

     Number of Households
Year 65-74 75    +

2000 1 574 341

2022 1 2,710 1,079
2024 3,101 1,195

2027 1 3,796 1,393

Change in Income
Qualified Households 2022 - 2027

- Absolute 1,086 314
- Percentage 40.08% 29.06%

Average Annual % Change 6.97% 5.24%

Qualified Households - 2022 2,710 1,079

Total Households       - 2022 2 10,014 7,656

% Income Qualified  @ $110,000 +   in 2022 27.1% 14.1%

Qualified Households - 2024 3,101 1,195

Total Households       - 2024 2 10,864 7,894

% Income Qualified  @ $110,000 +   in 2024 28.5% 15.1%

Qualified Households - 2027 3,796 1,393

Total Households       - 2027 2 12,275 8,266

% Income Qualified  @ $110,000 +   in 2027 30.9% 16.8%

Sources: Environics Analytics
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Environics Analytics and included in Appendix C.
2  The denominator in this calculation (total  2022  households) is provided on Exhibit A-1.
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EXHIBIT A-6

CALCULATION FOR INCOME QUALIFYING CRITERIA IN THE PRIMARY MARKET AREA

Fayetteville, NY

    Income Qualification Level: $115,000

     Number of Households
Year 65-74 75    +

2000 1 523 313

2022 1 2,554 1,006
2024 2,929 1,116

2027 1 3,596 1,304

Change in Income
Qualified Households 2022 - 2027

- Absolute 1,042 298
- Percentage 40.80% 29.66%

Average Annual % Change 7.08% 5.33%

Qualified Households - 2022 2,554 1,006

Total Households       - 2022 2 10,014 7,656

% Income Qualified  @ $115,000 +   in 2022 25.5% 13.1%

Qualified Households - 2024 2,929 1,116

Total Households       - 2024 2 10,864 7,894

% Income Qualified  @ $115,000 +   in 2024 27.0% 14.1%

Qualified Households - 2027 3,596 1,304

Total Households       - 2027 2 12,275 8,266

% Income Qualified  @ $115,000 +   in 2027 29.3% 15.8%

Sources: Environics Analytics
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Environics Analytics and included in Appendix C.
2  The denominator in this calculation (total  2022  households) is provided on Exhibit A-1.
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EXHIBIT A-7

CALCULATION FOR INCOME QUALIFYING CRITERIA IN THE PRIMARY MARKET AREA

Fayetteville, NY

    Income Qualification Level: $120,000

     Number of Households
Year 65-74 75    +

2000 1 472 284

2022 1 2,399 933
2024 2,757 1,037

2027 1 3,397 1,216

Change in Income
Qualified Households 2022 - 2027

- Absolute 998 283
- Percentage 41.61% 30.35%

Average Annual % Change 7.21% 5.44%

Qualified Households - 2022 2,399 933

Total Households       - 2022 2 10,014 7,656

% Income Qualified  @ $120,000 +   in 2000 24.0% 12.2%

Qualified Households - 2024 2,757 1,037

Total Households       - 2024 2 10,864 7,894

% Income Qualified  @ $120,000 +   in 2024 25.4% 13.1%

Qualified Households - 2027 3,397 1,216

Total Households       - 2027 2 12,275 8,266

% Income Qualified  @ $120,000 +   in 2027 27.7% 14.7%

Sources: Environics Analytics
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Environics Analytics and included in Appendix C.
2  The denominator in this calculation (total  2022  households) is provided on Exhibit A-1.

High A-7
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EXHIBIT  B-1

SUMMARY  OF  COMPETITIVE  ALZHEIMER'S  UNITS

FACTORED  INTO  THE  CAPTURE  RATE / DEMAND  MODELS

Fayetteville, NY
Primary Market Area

Total     Percent Planned/

Project Name Units     Weight 1 Occupied Vacant Announced

Units With Pricing That Is

Lower Than Subject Community 2

None 0 70 % 0 0 0

Total Units Requiring
Qualifying Incomes Lower 0 0 0 0
Than the Minimum

Threshold Assumed Herein 2

Units With Pricing That Is
Comparable To Or Higher Than Number of Units Factored Into the

The Subject Community 3 Capture Rate/Demand Model
Brookdale Fayetteville 46 70 % 32 0 0
The Nottingham - Borer 20 70 14 0 0

Total Units Backed Out
(Subtracted) After the 66 46 0 0

Income Screen 3

0 Vacant/Planned Units @
93% Occupancy = 0 Units  X
70% absorption from the PMA  =

0 Units

1 Percent of units estimated to be filled with households residing in the Primary Market Area.
2 It is assumed that these households have already been excluded from the pool of prospects through the income screenin
3 The minimum cash flow income required to pay the monthly service fees is $95,000 or more.

High B-1



EXHIBIT  B-2

SUMMARY  OF  COMPETITIVE  ASSISTED  LIVING  UNITS

FACTORED  INTO  THE  CAPTURE  RATE / DEMAND  MODELS

Fayetteville, NY
Primary Market Area

Total     Percent Planned/

Project Name Units     Weight 1 Occupied Vacant Announced

Units With Pricing That Is

Lower Than Subject Community 2

None 0 70 % 0 0 0

Total Units Requiring
Qualifying Incomes Lower 0 0 0 0
Than the Minimum

Threshold Assumed Herein 2

Units With Pricing That Is
Comparable To Or Higher Than Number of Units Factored Into the

The Subject Community 3 Capture Rate/Demand Model
Brookdale East Side 79 70 % 55 0 0
Brookdale Manlius 79 70 55 0 0
Manlius Home for Adults 40 70 28 0 0
The Inn at Menorah Park 52 70 36 0 0
The Nottingham 48 70 34 0 0

Total Units Backed Out
(Subtracted) After the 298 209 0 0

Income Screen 3

0 Vacant/Planned Units @
93% Occupancy = 0 Units  X
70% absorption from the PMA  =

0 Units

1 Percent of units estimated to be filled with households residing in the Primary Market Area.
2 It is assumed that these households have already been excluded from the pool of prospects through the income screening.
3 The minimum cash flow income required to pay the monthly service fees is $95,000 or more.

High B-2
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Age
15-24

Age
25-34

Age
35-44

Age
45-54

Age
55-64

Age
65-74

Age
75-84

Age
85+

Total

2000 Census Age/Income
Household Totals

4,037 9,106 12,377 11,327 7,388 6,721 5,451 1,692 58,099 

% Of Total Households 6.95% 15.67% 21.30% 19.50% 12.72% 11.57% 9.38% 2.91% 100.00%

Income Less than $15,000 1,843 1,709 1,390 1,299 1,105 1,348 1,579 585 10,858 
% Across Age Ranges 16.97% 15.74% 12.80% 11.96% 10.18% 12.41% 14.54% 5.39% 100.00%

% Within Age Ranges 45.65% 18.77% 11.23% 11.47% 14.96% 20.06% 28.97% 34.57% 18.69%

Income $15,000 to $24,999 1,033 1,481 1,365 860 839 1,391 1,249 359 8,577 
% Across Age Ranges 12.04% 17.27% 15.91% 10.03% 9.78% 16.22% 14.56% 4.19% 100.00%

% Within Age Ranges 25.59% 16.26% 11.03% 7.59% 11.36% 20.70% 22.91% 21.22% 14.76%

Income $25,000 to $34,999 456 1,413 1,460 994 706 992 882 221 7,124 
% Across Age Ranges 6.40% 19.83% 20.49% 13.95% 9.91% 13.92% 12.38% 3.10% 100.00%

% Within Age Ranges 11.30% 15.52% 11.80% 8.78% 9.56% 14.76% 16.18% 13.06% 12.26%

Income $35,000 to $49,999 301 1,687 2,248 1,526 1,063 1,079 764 174 8,842 
% Across Age Ranges 3.40% 19.08% 25.42% 17.26% 12.02% 12.20% 8.64% 1.97% 100.00%

% Within Age Ranges 7.46% 18.53% 18.16% 13.47% 14.39% 16.05% 14.02% 10.28% 15.22%

Income $50,000 to $74,999 181 1,576 2,895 2,232 1,308 1,095 527 109 9,923 
% Across Age Ranges 1.82% 15.88% 29.17% 22.49% 13.18% 11.03% 5.31% 1.10% 100.00%

% Within Age Ranges 4.48% 17.31% 23.39% 19.71% 17.70% 16.29% 9.67% 6.44% 17.08%

Income $75,000 to $99,999 24 709 1,470 1,531 776 394 226 43 5,173 
Income $75,000 to $99,999 0.46% 13.71% 28.42% 29.60% 15.00% 7.62% 4.37% 0.83% 100.00%

% Within Age Ranges 0.59% 7.79% 11.88% 13.52% 10.50% 5.86% 4.15% 2.54% 8.90%

Income $100,000 to $124,999 4 335 734 1,067 500 255 121 21 3,037 
% Across Age Ranges 0.13% 11.03% 24.17% 35.13% 16.46% 8.40% 3.98% 0.69% 100.00%

% Within Age Ranges 0.10% 3.68% 5.93% 9.42% 6.77% 3.79% 2.22% 1.24% 5.23%

Income $125,000 to $149,999 12 104 323 548 269 174 76 24 1,530 
% Across Age Ranges 0.78% 6.80% 21.11% 35.82% 17.58% 11.37% 4.97% 1.57% 100.00%

% Within Age Ranges 0.30% 1.14% 2.61% 4.84% 3.64% 2.59% 1.39% 1.42% 2.63%

Income $150,000 to $199,999 - 78 379 484 285 150 36 8 1,420 
% Across Age Ranges 0.00% 5.49% 26.69% 34.08% 20.07% 10.56% 2.54% 0.56% 100.00%

% Within Age Ranges 0.00% 0.86% 3.06% 4.27% 3.86% 2.23% 0.66% 0.47% 2.44%

Income $200,000 or more - 53 287 539 371 97 98 14 1,459 
% Across Age Ranges 0.00% 3.63% 19.67% 36.94% 25.43% 6.65% 6.72% 0.96% 100.00%

% Within Age Ranges 0.00% 0.58% 2.32% 4.76% 5.02% 1.44% 1.80% 0.83% 2.51%

Median Household Income* $ 15,721 $ 34,769 $ 48,678 $ 58,974 $ 48,461 $ 32,271 $ 24,567 $ 20,105 $ 38,744

Copyright © Claritas, LLC 2021. All 
rights reserved.

Pop-Facts: Household Income by 
Age of Householder

Study Area: Fayetteville NY - PMA



Age
15-24

Age
25-34

Age
35-44

Age
45-54

Age
55-64

Age
65-74

Age
75-84

Age
85+

Total

2022 Estimate Age/Income
Household Totals

3,397 8,578 10,046 9,516 12,136 10,014 5,031 2,625 61,343 

% Of Total Households 5.54% 13.98% 16.38% 15.51% 19.78% 16.32% 8.20% 4.28% 100.00%
Income Less than $15,000 1,200 965 975 643 1,247 999 678 502 7,209 

% Across Age Ranges 16.65% 13.39% 13.52% 8.92% 17.30% 13.86% 9.40% 6.96% 100.00%
% Within Age Ranges 35.33% 11.25% 9.71% 6.76% 10.28% 9.98% 13.48% 19.12% 11.75%

Income $15,000 to $24,999 657 708 772 485 810 896 725 519 5,572 
% Across Age Ranges 11.79% 12.71% 13.85% 8.70% 14.54% 16.08% 13.01% 9.31% 100.00%
% Within Age Ranges 19.34% 8.25% 7.68% 5.10% 6.67% 8.95% 14.41% 19.77% 9.08%

Income $25,000 to $34,999 425 633 564 455 613 864 628 353 4,535 
% Across Age Ranges 9.37% 13.96% 12.44% 10.03% 13.52% 19.05% 13.85% 7.78% 100.00%
% Within Age Ranges 12.51% 7.38% 5.61% 4.78% 5.05% 8.63% 12.48% 13.45% 7.39%

Income $35,000 to $49,999 404 1,129 1,142 1,057 1,466 1,235 735 358 7,526 
% Across Age Ranges 5.37% 15.00% 15.17% 14.04% 19.48% 16.41% 9.77% 4.76% 100.00%
% Within Age Ranges 11.89% 13.16% 11.37% 11.11% 12.08% 12.33% 14.61% 13.64% 12.27%

Income $50,000 to $74,999 530 1,841 1,758 1,465 1,808 1,713 853 367 10,335 
% Across Age Ranges 5.13% 17.81% 17.01% 14.18% 17.49% 16.57% 8.25% 3.55% 100.00%
% Within Age Ranges 15.60% 21.46% 17.50% 15.40% 14.90% 17.11% 16.95% 13.98% 16.85%

Income $75,000 to $99,999 114 1,251 1,486 1,161 1,367 1,286 476 237 7,378 
% Across Age Ranges 1.55% 16.96% 20.14% 15.74% 18.53% 17.43% 6.45% 3.21% 100.00%
% Within Age Ranges 3.36% 14.58% 14.79% 12.20% 11.26% 12.84% 9.46% 9.03% 12.03%

Income $100,000 to $124,999 34 731 1,075 1,125 1,157 778 280 85 5,265 
% Across Age Ranges 0.65% 13.88% 20.42% 21.37% 21.98% 14.78% 5.32% 1.61% 100.00%
% Within Age Ranges 1.00% 8.52% 10.70% 11.82% 9.53% 7.77% 5.57% 3.24% 8.58%

Income $125,000 to $149,999 19 526 790 799 931 385 145 45 3,640 
% Across Age Ranges 0.52% 14.45% 21.70% 21.95% 25.58% 10.58% 3.98% 1.24% 100.00%
% Within Age Ranges 0.56% 6.13% 7.86% 8.40% 7.67% 3.84% 2.88% 1.71% 5.93%

Income $150,000 to $199,999 4 332 547 896 1,001 917 264 79 4,040 
% Across Age Ranges 0.10% 8.22% 13.54% 22.18% 24.78% 22.70% 6.53% 1.96% 100.00%
% Within Age Ranges 0.12% 3.87% 5.44% 9.42% 8.25% 9.16% 5.25% 3.01% 6.59%

Income $200,000 or more 10 462 937 1,430 1,736 941 247 80 5,843 
% Across Age Ranges 0.17% 7.91% 16.04% 24.47% 29.71% 16.10% 4.23% 1.37% 100.00%
% Within Age Ranges 0.29% 5.39% 9.33% 15.03% 14.30% 9.40% 4.91% 3.05% 9.53%

Median Household Income* 22,293 61,087 72,148 88,649 77,017 64,013 44,418 33,005 63,236 

Copyright © Claritas, LLC 2021. 
All rights reserved.

Pop-Facts: Household Income 
by Age of Householder

Study Area: Fayetteville NY - PMA



Age
15-24

Age
25-34

Age
35-44

Age
45-54

Age
55-64

Age
65-74

Age
75-84

Age
85+

Total

2027 Projection Age/Income
Household Totals

3,334 8,288 11,006 9,681 11,669 12,275 5,476 2,790 64,519

% Of Total Households 5.17% 12.85% 17.06% 15.00% 18.09% 19.03% 8.49% 4.32% 100.00%

Income Less than $15,000 1,165 878 941 569 999 1,113 700 506 6,871
% Across Age Ranges 16.96% 12.78% 13.70% 8.28% 14.54% 16.20% 10.19% 7.36% 100.00%

% Within Age Ranges 34.94% 10.59% 8.55% 5.88% 8.56% 9.07% 12.78% 18.14% 10.65%

Income $15,000 to $24,999 610 623 750 442 683 994 740 535 5,377
% Across Age Ranges 11.34% 11.59% 13.95% 8.22% 12.70% 18.49% 13.76% 9.95% 100.00%

% Within Age Ranges 18.30% 7.52% 6.81% 4.57% 5.85% 8.10% 13.51% 19.18% 8.33%

Income $25,000 to $34,999 420 575 555 432 512 1,002 662 363 4,521
% Across Age Ranges 9.29% 12.72% 12.28% 9.56% 11.32% 22.16% 14.64% 8.03% 100.00%

% Within Age Ranges 12.60% 6.94% 5.04% 4.46% 4.39% 8.16% 12.09% 13.01% 7.01%

Income $35,000 to $49,999 405 987 1,109 931 1,279 1,444 760 367 7,282
% Across Age Ranges 5.56% 13.55% 15.23% 12.78% 17.56% 19.83% 10.44% 5.04% 100.00%

% Within Age Ranges 12.15% 11.91% 10.08% 9.62% 10.96% 11.76% 13.88% 13.15% 11.29%

Income $50,000 to $74,999 530 1,750 1,840 1,386 1,649 1,978 907 366 10,406
% Across Age Ranges 5.09% 16.82% 17.68% 13.32% 15.85% 19.01% 8.72% 3.52% 100.00%

% Within Age Ranges 15.90% 21.11% 16.72% 14.32% 14.13% 16.11% 16.56% 13.12% 16.13%

Income $75,000 to $99,999 121 1,180 1,589 1,169 1,298 1,549 528 263 7,697
% Across Age Ranges 1.57% 15.33% 20.64% 15.19% 16.86% 20.12% 6.86% 3.42% 100.00%

% Within Age Ranges 3.63% 14.24% 14.44% 12.08% 11.12% 12.62% 9.64% 9.43% 11.93%

Income $100,000 to $124,999 38 761 1,221 1,204 1,156 998 332 109 5,819
% Across Age Ranges 0.65% 13.08% 20.98% 20.69% 19.87% 17.15% 5.71% 1.87% 100.00%

% Within Age Ranges 1.14% 9.18% 11.09% 12.44% 9.91% 8.13% 6.06% 3.91% 9.02%

Income $125,000 to $149,999 23 579 964 918 991 503 175 64 4,217
% Across Age Ranges 0.55% 13.73% 22.86% 21.77% 23.50% 11.93% 4.15% 1.52% 100.00%

% Within Age Ranges 0.69% 6.99% 8.76% 9.48% 8.49% 4.10% 3.20% 2.29% 6.54%

Income $150,000 to $199,999 12 373 32,624 990 1,036 1,223 315 97 36,670
% Across Age Ranges 0.03% 1.02% 88.97% 2.70% 2.83% 3.34% 0.86% 0.26% 100.00%

% Within Age Ranges 0.36% 4.50% 296.42% 10.23% 8.88% 9.96% 5.75% 3.48% 56.84%

Income $200,000 or more 10 582 1,329 1,640 2,066 1,471 357 120 7,575
% Across Age Ranges 0.13% 7.68% 17.54% 21.65% 27.27% 19.42% 4.71% 1.58% 100.00%

% Within Age Ranges 0.30% 7.02% 12.08% 16.94% 17.71% 11.98% 6.52% 4.30% 11.74%

Median Household Income* $ 23,001 $ 64,943 $ 79,509 $ 98,083 $ 88,155 $ 69,530 $ 47,267 $ 34,709 $ 69,174

Copyright © Claritas, LLC 2021. All 
rights reserved.

Pop-Facts: Household Income by 
Age of Householder

Study Area: Fayetteville NY - PMA



Pop-Facts® Senior Life Demographics | Summary
Study Area: Fayetteville NY - PMA

Population
2000 Census 144,676
2010 Census 147,532
2022 Estimate 149,666
2027 Projection 156,366

Population Change (%)
Growth 2000 - 2010 1.97
Growth 2010 - 2022 1.45
Growth 2022 - 2027 4.48

Benchmark: Fayetteville NY - PMA Copyright © 2022 by Environics Analytics (EA). Source: ©Claritas, LLC 2022. (https://en.environicsanalytics.ca/Envision/About/3/2022)



Pop-Facts® Senior Life Demographics | Population & Race
Study Area: Fayetteville NY - PMA

2000*/2010** 2022 2027
Census % Estimate % Projection %

Total Population**
Total Population 147,532 100.00 149,666 100.00 156,366 100.00
Age 45 - 54 21,579 14.63 16,254 10.86 16,407 10.49
Age 55 - 64 17,276 11.71 19,929 13.32 19,262 12.32
Age 65 - 74 9,727 6.59 15,739 10.52 19,360 12.38
Age 75 - 84 7,187 4.87 7,570 5.06 8,237 5.27
Age 85 and over 3,558 2.41 3,912 2.61 4,171 2.67
Age 65 and over 20,472 13.88 27,221 18.19 31,768 20.32
Age 80 and over 6,955 4.71 7,020 4.69 7,394 4.73
Population by Single - Classification Race**
White Alone 115,304 78.16 109,867 73.41 111,731 71.45
White Alone: Age 65 and over 18,642 16.17 23,997 21.84 27,563 24.67
Black/African American Alone 17,034 11.55 19,633 13.12 21,468 13.73
Black/African American Alone: Age 65 and over 1,137 6.67 1,807 9.20 2,247 10.47
American Indian/Alaskan Native Alone 991 0.67 1,066 0.71 1,137 0.73
American Indian/Alaskan Native Alone: Age 65 and over 86 8.68 116 10.88 141 12.40
Asian Alone 7,876 5.34 10,358 6.92 11,871 7.59
Asian Alone: Age 65 and over 432 5.49 922 8.90 1,273 10.72
Native Hawaiian/Pacif ic Islander Alone 45 0.03 61 0.04 74 0.05
Native Hawaiian/Pacif ic Islander Alone: Age 65 and over 5 11.11 11 18.03 10 13.51
Some Other Race Alone 1,633 1.11 2,341 1.56 2,757 1.76
Some Other Race Alone: Age 65 and over 44 2.69 95 4.06 149 5.40
Two or More Races 4,649 3.15 6,340 4.24 7,328 4.69
Two or More Races: Age 65 and over 122 2.62 265 4.18 378 5.16
Population by Hispanic or Latino**
Hispanic/Latino 5,861 3.97 8,519 5.69 10,027 6.41
Hispanic/Latino: Age 65 and over 196 3.34 415 4.87 640 6.38
Not Hispanic/Latino 141,671 96.03 141,147 94.31 146,339 93.59
Total Population, Male**
Total Population, Male 70,956 48.09 72,129 48.19 75,512 48.29
Male: Age 45 - 54 10,427 14.70 7,777 10.78 7,884 10.44
Male: Age 55 - 64 8,267 11.65 9,481 13.14 9,076 12.02
Male: Age 65 - 74 4,350 6.13 7,310 10.13 9,018 11.94
Male: Age 75 - 84 2,901 4.09 3,213 4.46 3,543 4.69
Male: Age 85 and over 1,188 1.67 1,376 1.91 1,505 1.99
Male: Age 65 and over 8,439 11.89 11,899 16.50 14,066 18.63
Male: Age 80 and over 2,485 1.68 2,648 1.77 2,839 1.82
Total Population, Female**
Total Population, Female 76,576 51.91 77,537 51.81 80,854 51.71
Female: Age 45 - 54 11,152 14.56 8,477 10.93 8,523 10.54
Female: Age 55 - 64 9,009 11.77 10,448 13.47 10,186 12.60
Female: Age 65 - 74 5,377 7.02 8,429 10.87 10,342 12.79
Female: Age 75 - 84 4,286 5.60 4,357 5.62 4,694 5.81
Female: Age 85 and over 2,370 3.10 2,536 3.27 2,666 3.30
Female: Age 65 and over 12,033 15.71 15,322 19.76 17,702 21.89
Female: Age 80 and over 4,470 3.03 4,372 2.92 4,555 2.91

Benchmark: Fayetteville NY - PMA
*2000 Census generated data/**2010 Census generated data

Copyright © 2022 by Environics Analytics (EA). Source: ©Claritas, LLC 2022.
(https://en.environicsanalytics.ca/Envision/About/3/2022)



Pop-Facts® Senior Life Demographics | Household Income
Study Area: Fayetteville NY - PMA

2000*/2010** 2022 2027
Census % Estimate % Projection %

Householder Age 45 - 54*
Householder Age 45 - 54 11,080 23.53 9,516 15.51 9,681 15.01
Income Less than $15,000 1,299 11.72 643 6.76 569 5.88
Income $15,000 - $24,999 860 7.76 485 5.10 442 4.57
Income $25,000 - $34,999 994 8.97 455 4.78 432 4.46
Income $35,000 - $49,999 1,526 13.77 1,057 11.11 931 9.62
Income $50,000 - $74,999 2,232 20.14 1,465 15.39 1,386 14.32
Income $75,000 - $99,999 1,531 13.82 1,161 12.20 1,169 12.07
Income $100,000 - $124,999 1,067 9.63 1,125 11.82 1,204 12.44
Income $125,000 - $149,999 548 4.95 799 8.40 918 9.48
Income $150,000 - $199,999 484 4.37 896 9.42 990 10.23
Income $200,000 or more 539 4.87 1,430 15.03 1,640 16.94
Median Household Income -- 58,973.89 -- 88,649.44 -- 98,082.86
Householder Age 55 - 64*
Householder Age 55 - 64 7,222 15.34 12,136 19.78 11,669 18.09
Income Less than $15,000 1,105 15.30 1,247 10.28 999 8.56
Income $15,000 - $24,999 839 11.62 810 6.67 683 5.85
Income $25,000 - $34,999 706 9.78 613 5.05 512 4.39
Income $35,000 - $49,999 1,063 14.72 1,466 12.08 1,279 10.96
Income $50,000 - $74,999 1,308 18.11 1,808 14.90 1,649 14.13
Income $75,000 - $99,999 776 10.74 1,367 11.26 1,298 11.12
Income $100,000 - $124,999 500 6.92 1,157 9.53 1,156 9.91
Income $125,000 - $149,999 269 3.73 931 7.67 991 8.49
Income $150,000 - $199,999 285 3.95 1,001 8.25 1,036 8.88
Income $200,000 or more 371 5.14 1,736 14.30 2,066 17.70
Median Household Income -- 48,461.28 -- 77,016.60 -- 88,155.13
Householder Age 65 - 74*
Householder Age 65 - 74 6,975 14.81 10,014 16.32 12,275 19.02
Income Less than $15,000 1,348 19.33 999 9.98 1,113 9.07
Income $15,000 - $24,999 1,391 19.94 896 8.95 994 8.10
Income $25,000 - $34,999 992 14.22 864 8.63 1,002 8.16
Income $35,000 - $49,999 1,079 15.47 1,235 12.33 1,444 11.76
Income $50,000 - $74,999 1,095 15.70 1,713 17.11 1,978 16.11
Income $75,000 - $99,999 394 5.65 1,286 12.84 1,549 12.62
Income $100,000 - $124,999 255 3.66 778 7.77 998 8.13
Income $125,000 - $149,999 174 2.50 385 3.85 503 4.10
Income $150,000 - $199,999 150 2.15 917 9.16 1,223 9.96
Income $200,000 or more 97 1.39 941 9.40 1,471 11.98
Median Household Income -- 32,271.27 -- 64,012.97 -- 69,529.54
Householder Age 75 - 84*
Householder Age 75 - 84 5,558 11.80 5,031 8.20 5,476 8.49
Income Less than $15,000 1,579 28.41 678 13.48 700 12.78
Income $15,000 - $24,999 1,249 22.47 725 14.41 740 13.51
Income $25,000 - $34,999 882 15.87 628 12.48 662 12.09
Income $35,000 - $49,999 764 13.75 735 14.61 760 13.88
Income $50,000 - $74,999 527 9.48 853 16.95 907 16.56
Income $75,000 - $99,999 226 4.07 476 9.46 528 9.64
Income $100,000 - $124,999 121 2.18 280 5.57 332 6.06
Income $125,000 - $149,999 76 1.37 145 2.88 175 3.20
Income $150,000 - $199,999 36 0.65 264 5.25 315 5.75
Income $200,000 or more 98 1.76 247 4.91 357 6.52
Median Household Income -- 24,567.46 -- 44,418.22 -- 47,267.26
Householder Age 85 and over*
Householder Age 85+ 1,558 3.31 2,625 4.28 2,790 4.32
Income Less than $15,000 585 37.55 502 19.12 506 18.14
Income $15,000 - $24,999 359 23.04 519 19.77 535 19.18
Income $25,000 - $34,999 221 14.19 353 13.45 363 13.01
Income $35,000 - $49,999 174 11.17 358 13.64 367 13.15
Income $50,000 - $74,999 109 7.00 367 13.98 366 13.12
Income $75,000 - $99,999 43 2.76 237 9.03 263 9.43
Income $100,000 - $124,999 21 1.35 85 3.24 109 3.91
Income $125,000 - $149,999 24 1.54 45 1.71 64 2.29
Income $150,000 - $199,999 8 0.51 79 3.01 97 3.48
Income $200,000 or more 14 0.90 80 3.05 120 4.30
Median Household Income -- 20,104.76 -- 33,004.90 -- 34,708.57

Benchmark: Fayetteville NY - PMA
*2000 Census generated data/**2010 Census generated data

Copyright © 2022 by Environics Analytics (EA). Source: ©Claritas, LLC 2022.
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Pop-Facts® Senior Life Demographics | Housing & Households
Study Area: Fayetteville NY - PMA

2000*/2010** 2022 2027
Census % Estimate % Projection %

Households by Household Income*
Total Households 58,099 100.00 61,343 100.00 64,519 100.00
Income Less Than $15,000 10,858 18.69 7,209 11.75 6,871 10.65
Income $15,000 - $24,999 8,577 14.76 5,572 9.08 5,377 8.33
Income $25,000 - $34,999 7,124 12.26 4,535 7.39 4,521 7.01
Income $35,000 - $49,999 8,842 15.22 7,526 12.27 7,282 11.29
Income $50,000 - $74,999 9,923 17.08 10,335 16.85 10,406 16.13
Income $75,000 - $99,999 5,173 8.90 7,378 12.03 7,697 11.93
Income $100,000 - $124,999 3,037 5.23 5,265 8.58 5,819 9.02
Income $125,000 - $149,999 1,530 2.63 3,640 5.93 4,217 6.54
Income $150,000 - $199,999 1,420 2.44 4,040 6.59 4,754 7.37
Income $200,000 - $249,999 680 1.17 2,062 3.36 2,682 4.16
Income $250,000 - $499,999 544 0.94 2,473 4.03 3,071 4.76
Income $500,000 or more 235 0.40 1,308 2.13 1,822 2.82
Average Household Income -- 55,028.35 -- 93,862.30 -- 103,489.02
Median Household Income -- 38,743.84 -- 63,236.26 -- 69,173.55
Age 55+ Median Household Income -- 32,624.38 -- 60,904.62 -- 66,749.87
Age 65+ Median Household Income -- 27,224.38 -- 52,500.60 -- 57,424.50
Owner-Occupied Housing Units by Value*
Value Less Than $20,000 406 1.14 511 1.36 492 1.24
Value $20,000 - $39,999 1,111 3.11 321 0.85 314 0.79
Value $40,000 - $59,999 4,606 12.90 532 1.42 468 1.18
Value $60,000 - $79,999 10,311 28.88 1,821 4.84 1,359 3.43
Value $80,000 - $99,999 6,900 19.32 3,499 9.30 2,887 7.29
Value $100,000 - $149,999 6,691 18.74 7,866 20.92 7,949 20.07
Value $150,000 - $199,999 2,921 8.18 6,507 17.30 6,354 16.05
Value $200,000 - $299,999 1,780 4.99 8,312 22.11 9,248 23.35
Value $300,000 - $399,999 512 1.43 3,766 10.02 4,526 11.43
Value $400,000 - $499,999 218 0.61 1,971 5.24 2,516 6.35
Value $500,000 - $749,999 138 0.39 1,420 3.78 1,977 4.99
Value $750,000 - $999,999 58 0.16 541 1.44 762 1.92
Value $1,000,000+ 9 0.03 -- -- -- --
Value $1,000,000 - $1,499,999 -- 0.00 320 0.85 444 1.12
Value $1,500,000 - $1,999,999 -- 0.00 82 0.22 142 0.36
Value $2,000,000+ -- 0.00 133 0.35 164 0.41
Median All Owner-Occupied Housing Unit Value -- 83,420.16 -- 181,325.14 -- 199,808.02
Group Quarters by Population Type**
Group Quarters Population 7,596 5.15 7,439 4.97 7,372 4.71
Correctional Facilities 474 6.24 470 6.32 466 6.32
Nursing Homes 774 10.19 750 10.08 742 10.06
Other Facilities 134 1.76 129 1.73 127 1.72
Juvenile Facilities 102 1.34 101 1.36 99 1.34
College Dormitories 5,408 71.19 5,295 71.18 5,246 71.16
Military Quarters 0 0.00 0 0.00 0 0.00
Other Noninstitutional Quarters 704 9.27 694 9.33 692 9.39
Occupied Housing Units by Tenure*
Owner-Occupied 35,661 57.01 37,602 61.30 39,602 61.38
Renter-Occupied 22,390 35.80 23,741 38.70 24,917 38.62

2000*/2010** 2022 2027
Census % Estimate % Projection %

Households by Tenure by Age of Householder**
Total Households 59,407 100.00 61,343 100.00 64,519 100.00
Owner-Occupied 36,253 61.02 37,602 57.23 39,602 57.44
Householder Age 55 - 64 8,062 22.24 9,030 24.02 8,676 21.91
Householder Age 65 - 74 4,904 13.53 7,764 20.65 9,500 23.99
Householder Age 75 - 84 3,810 10.51 3,912 10.40 4,232 10.69
Householder Age 85 and over 1,678 4.63 1,710 4.55 1,811 4.57
Renter-Occupied 23,154 38.98 23,741 38.70 24,917 38.62
Householder Age 55 - 64 2,615 11.29 3,106 13.08 2,993 12.01
Householder Age 65 - 74 1,371 5.92 2,250 9.48 2,775 11.14
Householder Age 75 - 84 1,029 4.44 1,119 4.71 1,244 4.99
Householder Age 85 and over 758 3.27 915 3.85 979 3.93

Benchmark: Fayetteville NY - PMA
*2000 Census generated data/**2010 Census generated data
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13116 (Minoa, NY); 13206 (Syracuse, NY);
13208 (Syracuse, NY); 13210 (Syracuse,
NY); 13211 (Syracuse, NY); 13214
(Syracuse, NY); 13224 (Syracuse, NY)
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Claritas ©Claritas, LLC 2022
 (https://en.environicsanalytics.ca/Envision/About/3/2022#289)

 


	Peregrine Senior Living CBA Benefits Summary -11.2.22
	Peregrine Senior Living 10 Year Pilot Summary - 11.2.22
	OCIDAPeregrineApplicationModified103122 - Revised Retail Section
	OCIDA Peregrine Fayetteville Project Staffing 102822
	Peregrine Memory Care Project Overview
	EAF PEREGRINE SENIOR LIVING OCIDA APPLICATION
	Fayetteville NY - Peregrine - Memory Care Phase I Market Analysis8-10-2022
	Fayetteville NY - PMA Demographics - 7-26-2022.pdf
	Summary
	Population & Race
	Household Income
	Housing & Households
	Report Details



