Panel Summary: Senior Housing
September 8%, 2025

The panel focused on trends in senior housing and zoning and regulatory hurdles to senior

housing development. Slides can be found here.

Panelists:

Soo Im, Principal, Perkins Eastman, s.im@perkinseastman.com

Andrea Osgood, Chief of Real Estate Development & Executive Vice President, Eden
Housing, aosgood@edenhousing.org

Marco Vakili, Managing Director of Northern California, Alliance Residential,
mvakili@allresco.com

21 Elements to do:

Look for model parking standards

Independent Living and Residential Care Facilities for the Elderly

Independent Living is typically allowed under residential zoning.

RCFE (Residential Care Facility for the Elderly, including assisted living and memory
care) often falls under commercial zoning but must meet residential building code
R2.1—creating a a lack of clarity about which rules apply.

Increasingly, independent living projects are licensed as RCFE to give the developers
flexibility to change uses over time.

Trends in Senior Housing

Technology (Marco): Advances in care technology, e.g., Alzheimer’s facilities now use
photos on tablets at entry points that show pictures of themselves or their relatives.
These photos can help residents find the correct room —reducing staff check-in needs.
Homelessness (Andrea): Growing numbers of unhoused seniors are driving demand for
affordable independent living solutions.

Demographics & Design (Soo): Seniors are moving into housing later (in their 80s rather
than 70s). Senior housing increasingly resembles multifamily housing, with rising
interest in intergenerational models and cross-sector partnerships.
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o Affordability (Andrea): Many seniors cannot afford assisted living; operators are
focused on keeping residents as independent as possible.

Zoning and Regulatory Hurdles

e Construction Type (Marco): Independent living/active adult facilities follow multifamily
standards, but RCFE has stricter requirements. For cost reasons, RCFE is generally
limited to two to three story, wood-frame construction, constraining site options and
affordability.

e Parking (Marco & So00):

o Residents of assisted living and memory care rarely drive; parking demand is
staff and visitor driven (with three staff shifts daily).
Negotiations with cities often focus on adjusting parking ratios.
Some projects reduce parking to 75%, avoid costly underground parking, or add
valet systems. Bike parking requirements often don’t align with senior residents’
needs.
o Potential 21 Elements project: find model parking standards for senior housing.

Inclusionary and Location Strategies

e Inclusionary Approaches (Andrea): Projects sometimes begin as inclusionary housing
solutions (e.g. land odonation). Have taken creative approaches such as co-located
senior and assisted living campuses. Encourage jurisdictions to be open to land donation
as part of inclusionary requirements.

e Location Dynamics (Marco):

o Independent/active adult housing is best located near retail, amenities, and
interesting neighborhoods.

o Assisted living/memory care is driven by proximity to adult children (often in
their 50s—60s). Neighborhood amenities matter less, as residents rarely leave

independently.
Policy Tools and Incentives

e Financial Barriers (Soo): High land costs and limited financing are the biggest obstacles.
Incentives for additional density can help, but projects often stall for financial reasons.



Access for the “Missing Middle”

Amenities and Costs (Marco): Senior buildings traditionally had extensive amenities, but
these were costly. Operators now scale back, keeping fitness rooms but reducing other
common areas (which can account for 45% of building space, compared to 15% in
multifamily). This helps affordability.

Unit Size (Marco): Developers are experimenting with smaller units, though many
seniors expect larger spaces.

Funding Constraints (Andrea): Some providers, such as Eden Housing, are limited in
serving higher-income residents due to their funding sources.
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