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I. ASSISTED LIVING IN WESTCHESTER COUNTY

Within the United States, the fastest growing segment of the population is made up of people over 85.
This same population is expected to double by the year 2020, reaching a record seven million people.
Here in Westchester County, the number of residents 85 and older is expected to increase by 92.7%
through the year 2020 (Westchester County Databook, 1996). In response to this growth, there will be an increased
need for facilities to care for seniors who are no longer able to care for themselves.

In the past, seniors had relatively few long term care options when they were no longer able to live
independently. Many seniors were cared for at home, or at publicly/privately supported adult homes.
Some seniors lacking housing options, and needing some daily assistance were placed in nursing homes
alone with those needing more intensive medical care, or supervision. Seniors, placed in nursing homes
but not requiring intensive medical treatment, often overpaid for the level of care they were receiving. In
addition, many of these same seniors found that sharing accommodations with other residents, often much
more incapacitated, made for a dreary existence.

In response to the realization that there was a need for facilities that provide an intermediate level of care
for individuals requiring daily assistance, but not intensive medical treatment, a new type of senior care
facility has emerged. This intermediate level of care, called either assisted living or assistive living, is
provided by stand alone facilities, or under the umbrella of facilities providing a continuum of care levels
(i.e. Continuing Care Retirement Communities, Life Care Communities or retirement residences etc.).
Regardless of the name, proposals for facilities offering intermediate levels of care, or assisted living, are
proliferating in many parts of the country, including here in Westchester County.

In the late 1990s, local development proposals for facilities offering intermediate levels of care have
increased exponentially, especially proposals for the latest
development trend, assisted living. Since 1994, there have been 50
projects proposed in Westchester County, with most planning to
offer some assisted/ assistive living style care. Although most of
the proposed facilities are not seeking licensure under the New
York State Assisted Living Program (or A.L.P.), they are seeking
to serve the same population. Many of the proposals for the
development of new senior housing have offered specific details
pertaining to the number of units to be built. Of projects that have
offered such detail, a total of 7,603 units of senior housing have
been proposed. This total pertains to assisted living units,
independent living, skilled nursing and special care units The total
number of assisted/ assistive living facilities proposed within
Westchester County since 1994 is 4,162.

The increase in new assisted living development proposals
necessitates that local municipalities make smart decisions regarding the type, number and location of
new facilities that should meet final approval. To aid local municipalities in this task, this publication was
prepared to serve as a guide for local officials in weighing the merits of new assisted living development
proposals. The information contained within this publication includes;
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e The current NYS definitions of senior housing options.

e The issues associated with the development of projects that are not carefully assessed.

e Local planning and regulatory options, and.

e A comprehensive inventory of assisted living and related senior housing projects that have been
proposed within Westchester County since 1994.

II. DEFINITIONS: MANY NAMES AND
MANY SERVICE OPTIONS

Although assisted living facilities provide a specific range of services, many new senior housing
developments provide similar levels of service under different names. This ambiguity leads to confusion
as evidenced by the descriptions given of new senior housing proposals within Westchester. One recent
senior housing proposal was described in local newspapers as an Assisted Living Community, by the
developers as primarily an Independent Retirement Community and, in literature provided by the
developer, as a Continuing Care Retirement Community.

Indeed, the New York State Department of Health is completing a report on senior health care facilities
that will include recommendations on what regulations, if any, should be placed upon upscale senior
housing centers that provide assisted living care. These upscale senior housing centers, which have been
nicknamed ‘“assisted living look-alikes,” are distinguished from licensed Assisted Living Program
facilities (ALPs) by the absence of a requirement to accept a percentage of seniors with low incomes.
Further, according to one report, until recently, “Several assisted living firms avoided New York for
several years because of the State’s reputation for red tape (i.e. publicly owned companies had to be based
in NYS to build assisted living facilities within the State etc.). Then, they began circumventing the
regulations by creating look-alikes. Since they have no direct connection with medical services, assisted

living look-alike developers have been able to avoid the oversight of the Department of Health” (Source: The
Empire State Report, February 1999).

When the report is released, it is expected to include a template for assisted living oversight, regulations
and other requirements. The report is also expected to recommend that all facilities offering an
intermediate level of care be either licensed or registered. Licensure would be required for facilities
currently defined as either an adult home or an enriched housing facility, while registration would be
required for all other senior housing purporting to provide either “home care” or “assistive living.” The
exact details regarding the differences between regulatory categories have not been finalized, although
both models would require facilities offering an intermediate level of care to adhere to strict consumer
disclosure guidelines, including a requirement that facilities define what will happen to residents when
they run out of money. The report is scheduled for release later this year.

Although the currently accepted titles used by centers offering senior housing are often regulated by state
law, the distinction between the types of services offered are often ambiguous. The key senior housing
options in New York State are:

Naturally Occurring Retirement Community (NORCs): These are geographic areas or multi-unit
apartment buildings that are NOT restricted to persons over a specified age, but which have
evolved over time to include a significant number (typically over 50 percent) of residents who are
aged sixty and over. As their numbers of elderly tenants have grown, many NORCS have added
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activities, supportive assistance, and services to meet residents’ needs. Monthly charges or rents
typically do not include the costs of these activities/ services. Charges/ rents may be priced at

market rates or subsidized with government assistance (New York State Office for the Aging, Housing Alternatives for
Seniors in New York State, 1998).

Retirement Residence: Not regulated by New York State, Retirement Residences are multi-unit
housing facilities that are planned, designed and managed to provide for the housing needs of
older persons who are active, able to live independently and in good health. Many of these
facilities (marketed as “independent living facilities”) provide only an age-segregated
environment and an opportunity for socialization. Accommodations vary from single rooms with
shared baths to apartments to hotel-like suites. Most housing arrangements offer meals,
housekeeping, laundry, 24 hour security and recreational and social activities. Amenities may
include dining rooms, lounges, community rooms and libraries. Some facilities may provide
limited medical access, some provide the services of an on-site service coordinator who arranges
personal care services for residents with outside medical providers, while others provide on-site
home health care services. Residents pay monthly charges that include rent and utilities, while

community services or assistive services are paid for by the resident on an as needed basis (NYs
Office for the Aging, Housing Older New Yorkers: Facts and Figures, 1991).

Adult Home: Adult Homes, for adults of all ages, are licensed by the State Department of Health
to provide rooms, meals, supportive services, personal care and supervision to five or more adults.
Room and services are included in one monthly charge, which may be paid with private resources

or subsidized through federal and state SSI Programs for those below a specified income level
(Housing Alternatives for Seniors in New York State, 1998).

Enriched Housing Program: This service program is licensed by the New York State Department
of Health and provides congregate meals, housekeeping, homemaking, transportation, social
activities, supervision and personal care for individuals aged 65 and over. The program operates in
multi-unit apartment buildings. An entire building may be licensed to provide Enriched Housing
services to all residents, or the program may be licensed to provide Enriched Housing services to a
specified proportion of residents in a senior or family apartment development. Both the rent and
the cost of services/ care are included in one monthly charge. Residents can use private resources
to pay for monthly charges; those below a specified income level are eligible for subsidization

through the federal and state Supplemental Security Income (SSI) Programs (The New York State Office for
the Aging, Housing Alternatives for Senior in New York State, 1998).

Assisted Living Program: Licensed by the NYS Department of Social Services and the NYS
Department of Health, assisted living facilities combine residential and home care services. The
assisted living program was designed to provide an alternative to placement in a nursing home for
those not needing intensive medical care or supervision. The operator of an assisted living facility
is responsible for providing or arranging for resident services that must include room, board,

housekeeping, supervision, personal care, case management and limited health services New York
State Department of Social Services, Directory of Adult Care Facilities, 1995).

Shared Housing: Shared housing arrangements can be intergenerational (age-integrated) or
restricted to older persons. The benefits of home sharing include; cost sharing, mutual support and
assistance, companionship, continued aging in place, and facilitated caregiving by family
members. Local zoning laws may specify the conditions under which shared housing alternatives
may be established. Shared housing situations can include, shared living residences, accessory
apartment or elder cottages (The New York State Office for the Aging, Housing Alternatives for Seniors in New York State, 1998).

4
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Residential Health Care Facility: Licensed by the NYS Department of Health, these facilities are
also known as skilled nursing, intermediate or extended care facilities, nursing or convalescent
homes. Residential Health Care Facilities integrate custodial care with nursing, psychosocial and
rehabilitative services on a continuing basis, providing moderate levels of nursing care for those in
better health, as well as 24 hour skilled nursing and medical care with physician supervision for
the very frail. Each individual’s potential is evaluated at the time of admission and their care is

tailored to their unique need. Costs vary depending on the amount and kinds of services offered
(Westchester County Office for the Aging, 1997).

Continuing Care Retirement Community: These multiple level complexes are restricted to
persons over a specified age, and they include independent living units (apartments and/ or
cottages), social activities, congregate meals, supportive assistance and personal care all on one
campus. Nursing home care is also provided, but may be provided on or off campus. Off campus
nursing care is permitted when an operator of an existing skilled nursing facility builds an adjacent
CCRC and plans are made, between facilities, to share skilled nursing services. Residents pay for
housing, activities, meals, services and nursing care with a one-time entry fee and regular monthly
charges also may also use long term care insurance. A community’s independent living units may
be structured as a cooperative, condominium or rental arrangement.

CCRCs are approved for development and are regulated as a single, total entity by New York
State government. Residents are guaranteed housing, supportive assistance, and a specified
amount of nursing care under a single contract. The single contract may offer all costs for the
duration of the resident’s life, including unlimited nursing care (Life Care) or cover a specified
amount of Ill.lI'Sil'lg Care (The New York State Office for the Aging, Housing Alternatives for Seniors in New York State, 1998).

III. WHAT IS ASSISTED LIVING?

What is assisted living? Assisted living facilities provide a combination of residential housing, and
personalized support services. In some cases, limited health care is also provided. These facilities are
designed to meet the needs of individuals requiring help with the activities of daily living but who do not
need the level of medical care provided by a nursing home. For facilities providing limited medical
services, the level of care provided is often measured in terms of hours of care provided per resident, per
day (i.e. less than 2.5 hours). Since the level of care provided by these
facilities is less intensive, service is delivered at about two-thirds of the cost
of a traditional nursing home.

Assisted living allows residents to live in their own rooms, or in some cases
apartments complete with their own kitchens, while at the same time
providing them the opportunity to partake in communal meals. Assisted
living allows residents the benefit of enjoying a more residential and
homelike atmosphere, and offers a level of independence not found in a
traditional skilled nursing facility. Assisted living centers are often an ideal
living situation for elderly couples. If one spouse is in need of assistance and
the other is not, they may value the opportunity to maintain their
independence, while maintaining ready access to the center’s available
medical support.
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Assisted living services are offered in a variety of settings. These services are offered exclusively, or as
part of a facility that offers a continuum of care (i.e. Continuing Care Retirement Communities) to include
independent, assisted living and nursing care. Assisted living care can also be offered as part of a
specialized service provided by contract through independent retirement communities.

Most assisted care facilities provide assistance with daily activities such as dressing, grooming and
bathing, but the variety of services and level of care varies. Amenities such as cleaning services,
transportation and miscellaneous optional activities are common and are usually included as part of a flat
monthly fee. Meals, laundry and housekeeping are also usually provided.

Centers may either offer a package of assisted living services that are included in the monthly cost or
structure charges for assistance based upon each individual’s needs. Rental charges are usually paid on a
month to month basis. Centers that are part of a large community, which also offers independent living
and skilled nursing, may require an initial buy-in or admission fee.

IV. INCREASED DEMAND

Throughout the country, proposals for the development of assisted living facilities and related senior
housing types has risen sharply since 1995. In Westchester County this trend is especially evident. The
sharp increase in proposals is the result of many factors. Consider that:

e People born between 1925 and 1942 are wealthier, healthier and living longer than the preceding
generation (Urban Land Institute, Nov. 1998).

e Until recently, the development of assisted living in Westchester County has occurred at a slower
rate than in many other parts of the US. The increase in new proposals have come in response to
unmet demand

e The fastest growing segment of the US population is people 85 and older; in Westchester County

the number of residents 85 and older is projected to increase by 92% through the year 2020 (Urban
Land Institute, Nov. 1998, Westchester County Databook, 1996).

® The number of people 75 and older in Westchester County is projected to increase by 50%
thr Ough the year 2020 (Westchester County Databook 1996).

e The types of facilities being demanded are changing. Consumers are looking for facilities that are
downsized but upscale, including amenities such as a dining space to accommodate family

gatherings, a guest room for visiting grandchildren and the inclusion of home office space (Urban land
Institute, Nov. 1998).

® The assisted living industry is expected to reach $33 billion in revenues by the year 2000 with
nearly 4 million beds (Urban Land Institute, Nov. 1998).

e Nationally, assisted living constitutes 68% of new senior housing construction (Urban Land Institute, Nov.
1998).

V. INCREASED INVESTOR INTEREST

Besides demand, growth in senior housing has also been fueled by an increase in investor interest. The
entry of hospitality groups (the industry name for hotel chains whose expertise has expanded into other
development markets) into the long-term care market during the mid-1980s helped legitimize the industry
for many investors. One such reason these groups have had success is by revolutionizing the traditional

6
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institutional styling of older senior housing developments. Traditionally, senior housing projects have
tended to include upwards of 200 units, often housed in high profile buildings that did little to maintain
the character of surrounding neighborhoods or create a homelike environment for residents. Most large
hospitality groups have begun a shift away from larger institutional facilities towards smaller facilities
that allow more cluster housing, as well as the creation of interior spaces that provide a more homelike
atmosphere. In response, the popularity of such facilities has greatly increased, in turn attracting investor
interest.

In addition to an increased demand for assisted living facilities, there has been a tremendous increase in
money available to develop such projects. A large part of new investment capital is available in the form
of Real Estate Investment Trusts (REITs) seeking to diversify portfolios. In 1993, the 14 health care REIT
portfolios had only 2% to 3% of investment holdings in long-term care or assisted living. Today, eight of
them have a 25% share. Wall Street investment banks and bonds are also sources for investment capital,
but the majority comes from conventional sources such as banks.

VI. DEVELOPMENT ISSUES

The demand for assisted living projects and related senior housing developments has many investors and
developers clamoring for new business, as well as communities vying for projects that will increase
municipal revenue streams. Although the demand for new assisted living facilities is real, this type of
development poses a number of inherent challenges for investors as well as communities that do not
carefully assess new proposals.

Slow absorption: Investors and communities considering development proposals should carefully
examine supporting market study data submitted by developers as part of the development review
process, particularly when rezoning is requested. In the 1980s, lenders lost money in continuing
care retirement communities because they did not understand the absorption rates of the industry.
Absorption rates refer to the speed at which newly developed facilities are able to fill a specified
percentage of beds in order to cover certain development and operating costs. In the past,
developers and lenders assumed that units in continuing care retirement communities would be
absorbed at typical multi-family levels of 20 to 25 units a month. But seniors were hesitant to
change their lifestyles and move into congregate care facilities. As a result, the absorption rate was
closer to four or five units per month. Today, assisted living is perceived as a need driven product
with increased demand. As in the 1980s, some developers have predicted that absorption rates for
this type of senior facility will be between 20 to 25 units per month. Several sources, including the
Urban Land Institute, have stated that these predictions are too high. Nationwide, absorption rates
are expected to be closer to four to five units per month (Urban Land Institute, Nov. 1998). Within
Westchester County, absorption rates are initially expected to be somewhat higher than national
estimates due to high levels of unmet demand. Interviews with two local developers reveal that
despite the potential to rely on higher absorption rates, they are nationally quoted figures of four to
five units per month. Regardless of the figures used, developers who overestimate absorption
rates will not have the cash flow to carry the construction and operating costs until they hit their
stabilized occupancy rate. The result could jeopardize the future of the project.

Market acceptance: With the success of many assisted living facilities and their subsequent
acceptance in the marketplace, financing has become more available through banks, REITS,
institutional equity providers and private placements. The availability of capital could tempt
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investors with little or no experience in this type of development to enter the market. The greater
availability of capital coupled with inexperienced developers could cause the market to become
over-saturated.

Reuse of Facilities: Much like other types of development requiring unique interior
configurations and dimensional requirements, such as ‘big box retail,” bowling alleys and many
industrial developments, assisted living facilities can be expected to be difficult to convert to
alternate uses, should the project fail. For example, assisted living facilities usually dedicate 50%
of their floor area for common space. Individual rooms are typically 350 square feet. This type of
configuration works well as a senior care facility because the residents spend a significant portion
of their time in the common areas. However, if the facility does not attract its target market, its
structure makes conversion to other uses difficult. Loans to assisted living facilities that directly
provide medical services are made on the value of cash flow. These facilities, with their small
living quarters, project high revenue because of the continuum of medical care services that
increase the price of monthly rents. If the attempt is made to convert these facilities to traditional
multi-family apartments, monthly revenues would dramatically decrease. The result would likely
be a loss of income stream detrimental to the health of the project, or worse, a failure of the
project all together. The community would then be faced with a developed site with limited
potential for alternate use.

In response to concerns that these structures are difficult to reuse, many developers are attempting
to build assisted living facilities that are more easily converted to alternate uses. For example,
some developers are building facilities with electrical and plumbing systems, as well as interior
configurations, that would make conversion to apartments (or other uses) more cost-effective and
convenient.

VII. ADDRESSING DEVELOPMENT ISSUES

The demand for assisted living facilities is real and likely to increase as Westchester County’s population
continues to age. Although there are challenges associated with the development of assisted living
facilities and related senior housing types, the increased demand coupled with careful development
creates the opportunity to satisfy community needs. To increase the likelihood that everyone is satisfied
with new senior housing developments, municipalities should carefully evaluate proposals to identify:

® Developers who have done their homework and understand market demographics. Developers
should be able to answer questions such as: are other projects being planned that will over-saturate
the market? are alternatives available to seniors in the form of community based services?

e Developers that deliver the right product for the demographics of the local area.

® Projects that demonstrate an understanding of the ideal facility layout (i.e. choosing the right
architecture to satisfy community desires, while insuring that development is functional and serves
the market).

e If the applicant is only the developer. If so, the managing entity should also be identified so that
their qualifications can also be assessed.
Municipal leadership can insure that new developments serve the need for senior housing, while limiting
the creation of impediments to wise development, by:
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e Requiring that an applicant provide a market study of senior housing needs. (see “market studies”
on page 12).

e Requiring that senior housing projects be located near existing services or that provisions be made
to provide transportation to these services.

e Insuring that new development serves a broad spectrum of the local population, and does not
strictly cater to only the most affluent members.

VIII. LOCAL PLANNING AND REGULATION

As municipalities throughout Westchester County sift through a growing number of housing proposals for
the elderly, many have found that their local land use regulations have not kept pace. Fortunately, local
municipalities have many tools available to help insure that new senior housing developments reflect the
desires and long-term fiscal well being of their communities.

Zoning Tools
The Zoning Ordinance in most municipalities should be updated to specifically address senior housing

developments. Several basic options are available. However, the tools selected should be consistent with
the existing structure of the local zoning ordinance and with existing application procedures. In general,
the tools below are listed in order of practicality based on the relatively small size of such developments
and their unique character.

Special Use Permits: A permit issued by a designated governmental authority based on an
application for a use permitted by the zoning ordinance. The granting of special use permits
requires that the applicant demonstrate compliance with all the conditions and standards for the
location or operation of the use as specified in the zoning ordinance. For example, a house of
worship may be permitted in a residential area but standards pertaining to traffic circulation,
setbacks and landscaping must be met to prevent the use from adversely affecting surrounding
residences. In establishing these standards for senior housing developments, special attention
should be paid to parking requirements given that residents of assisted living facilities will require
considerably less parking than similar sized housing developments.

New Zoning Districts: A mapped zoning district that permits senior housing as a principle use.
For example, the Town of North Salem is developing a new zoning designation to be called
“Planned Development- Assisted Living” (PD-AL). Under this zoning designation, the Town
would allow the development of assisted living facilities or multi-family dwellings for elderly and
handicapped persons that meet bulk, density requirements and design standards. North Salem’s
ordinance also requires that a fixed percentage of new assisted living developments include a
percentage of affordable units.

Floating Zone: A zoning district established in the text of a zoning ordinance that may be applied
to a specific tract of land upon application by a property owner. Applications are approved and the
land rezoned when it is determined by the local legislative body that the specific tract of
land meets certain pre-established criteria.

Public Infrastructure
In many states, impact fees are assessed as a one-time charge that requires new development to pay a
proportionate share of the revenue needed for construction or expansion of capital facilities to serve new

9
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development. Although the direct assessment of impact fees is limited in New York State, public
improvements are often negotiated with developers as part of the SEQRA review process.

When determining the cost of mitigating public impacts, municipalities should insure that fees reflect the
true public costs of new assisted living development. For instance, assisted living facilities do place an
additional burden on public sewers but do not further burden public schools. Therefore, negotiated
improvements should reflect a proportionate cost of new sewer infrastructure but not the cost of building
additional schools.

Development Standards

Whichever tools are used, municipalities should seek to insure that new assisted living facilities and
related developments conform to certain criteria designed to protect community character, serve a range
of income classes and guard against the failure of new development that might be triggered by market
over-saturation. For many municipalities, it will likely be necessary for the local comprehensive plan to
be amended to add a discussion of the role of assisted living developments within the context of
community, long-range land use planning. When writing specific regulatory development standards,
municipalities should use their comprehensive plan to guide their decisions.

Insuring that development is consistent with the intent of local comprehensive plans can be assured
through the imposition of land use controls that require that certain conditions be met. Requirements that
should be considered include:

A) Lot location and size: The location and size of a lot appropriate for an assisted living facility
should relate physically to the current uses. Specific locational and need criteria should be
determined using recommendations made in the locally adopted comprehensive plan. For instance,
local comprehensive plans may require that development in residential areas provide larger
setbacks than in commercial or mixed-use areas. It follows that if development of a new assisted
living facility is to occur in a residential area and is to relate to adjacent development, the
requirement for larger setbacks should apply to the new assisted living facility as well.

B) Size and Design: Communities regulating the development of assisted living/ senior housing
should consider both the size and design of these facilities and how they ‘fit’ in relation to existing
and permitted, adjacent development. Traditionally, senior housing facilities have often consisted
of bulky, high profile buildings that house 200 or more rental units. As discussed previously in
chapter five, the national trend is to develop smaller, less institutional facilities. With this trend
comes the opportunity to develop more cluster style housing and experiment with different
architectural styles. For instance, many architects prefer lower profile architecture because it
provides familiarity to residents and still retains residential character, even at a relatively large
scale.

C) Coverage: Local ordinances should define the maximum footprint of new facilities to insure
that they relate to existing and permitted uses adjacent to a proposed development site. Building
coverage including accessory buildings, should not exceed a specified percentage of the site area.
Coverage percentages should be specified in local zoning ordinances. Coverage percentages are
likely to be lower in residential districts than in others.

10
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D) Site Location: Municipalities should require developers/ owners to show that they have
reasonably considered the following criteria suggested by the Urban Land Institute when planning
the development of new assisted living facilities:

® Accessibility to additional services (i.e. hospital, retail services).
® An age and income qualified population within the defined geographic service area.

e Relative proximity to other community services (i.e. churches, library, theater, mass transit
etc.), or a plan for the provision of transportation to community services.

e Current uses of surrounding properties.

Site location is especially crucial given that industry studies have shown that, nationally, facilities
in urban markets cannot expect to draw residents from farther than a five or six mile radius (Urban
Land Institute, Feb. 1997). The same study suggests that in non-urban areas the market can extend 15
miles. Municipalities should consider that, within Westchester, local demographics may differ
somewhat from national trends given that the senior housing market is currently under-served
coupled with the tendency of some seniors to move north from New York City to be in close
proximity to adult children living in Westchester.

E) Market study: Applicants for the development of assisted living and related facilities should be
able to demonstrate to local officials that a marketing study was performed that contains both
qualitative and quantitative information that answers the following questions:

¢ How many seniors live in the marketing area and are the numbers expected to grow?

® What is the median housing value in the marketing area and the percentage of seniors
who own their own home?

e What kind of competition exists? What are the expectations of the market to be served?
What products already exist in the marketplace?

e How much common space do competing facilities have? What does the market want
and expect?

® Are there a number of proposed developments that may be operating before the
proposed development can be completed? If these projects come to fruition, will the
market be over-saturated? What alternatives are available to seniors in the form of
community based services?

Qualitative research must be paired with quantitative research to accurately assess an assisted
living market. The industry has devised models over the years to predict demand for retirement
housing. Market penetration rates calculate the percentage of qualified seniors necessary to fill a
proposed independent living/ retirement community, given the competitive units in the market.
Developers who are accustomed to and familiar with penetration rates must understand that these
formulas cannot reliably predict the market for assisted living without some adjustment. Unlike
independent living, the market for assisted living is driven by need, and cannot be assumed based
on traditional demographic extrapolations. Thus, the size of the population requiring assistance
with the activities of daily living should also be assessed and included in the market study.
Developers should demonstrate knowledge of this information as reflected in their market studies,
as well as utilize consultants with experience analyzing assisted living trends in a variety of
markets.

11
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F) Operation plan: Applicants for the development of assisted living and related facilities should
submit a preliminary operation plan identifying who is providing the proposed services and their
track record in doing so. The managing entity is that which will make legal representation as to
the level of service to be provided, and will be liable for failing to provide such services. The
operating plan should also detail what services will be provided, the staffing requirements and
proposed lease or sale arrangements with residents. If assisted living units are offered for sale, the
preliminary operation plan must outline a procedure for the resale of units.

G) Low/ Moderate Income Units: To assure that such facilities serve seniors with a broad range
of incomes, municipalities may require that a percentage of senior housing units be restricted in
basic rent or sale price, exclusive of contract services. A mandatory inclusion requirement, as well
as required percentages, should be expressed in the local zoning ordinance and be based on the
implementation of goals set in the local comprehensive plan. The design and approval mechanism
of such units should also be included in local ordinances.

H) Parking: Parking standards should reflect the projected level of use for the type of facility
being proposed. For instance, parking requirements for residents should be lower for an assisted
living facility than for an independent retirement community, given that few of the residents
would be able to drive. However, parking must be provided for an appropriate number of
caregivers and other employees. From industry literature, as well as an audit of existing Marriott
owned/operated assisted living facilities, on average 0.5 parking spaces are provided per assisted
living unit. The inclusion of 0.5 parking spaces per unit provides an adequate level of on-site,
disabled, reserved and ancillary parking spaces (ASHA, 1998, Marriott Senior Living Services, 1999). If fewer than
0.5 spaces per unit are proposed, municipalities may consider allowing the developer to reserve a
portion of undeveloped land to be used for additional parking, should the need arise.

I) Other requirements: The local regulations may state that new assisted living facilities shall be
licensed by and/or meet all applicable standards and regulations of federal, state or county
regulatory agencies.

Low/ Moderate Income Units
In most large metropolitan areas, the market demographic of seniors targeted for residency does not reach
much below $50,000 annual income (Urban Land Institute, Nov. 1998). This is certainly true for many of the new
assisted living proposals within Westchester County, leaving some senior citizens with limited incomes
and without additional financial support from adult children, little choice when no longer able to care for
themselves. For Westchester County municipalities choosing to encourage the development of housing
options targeting seniors with low/ moderate incomes, financial aid may be available.

One way of providing affordable housing options is through tax subsidies provided and aimed at low-
income housing. The Low Income Housing Tax Credit Program administered through the New York State
Division of Housing and Community Renewal and the New York State Housing and Finance Agency is
one such program that encourages the development of affordable housing options, including assisted
living. Under the program, investors are encouraged to finance affordable housing in exchange for the
dismissal of a percentage of the investor’s tax liability for ten years. In exchange for the tax credits,
developers agree to provide a percentage of affordable units for a minimum period of 15 years. Under the
program, 20% of units within a development must be made available to residents who are at or below
50% of the median income of that area, or 40% of the units to residents who’s income is at or below 60%
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of the area’s median income. Once a facility is built, the developers agree to submit documentation that
the facility is in compliance with the program requirements on a quarterly basis.

Westchester County also administrates programs that can provide funding to assist with land acquisition,
public infrastructure and construction of assisted living facilities that provide housing for low/ moderate-
income seniors. Assistance under these programs is targeted towards seniors who earn less than 80% of
the County’ s median income. (For more information, contact the Westchester County Planning Department).

IX. COUNTY-WIDE ASSISTED LIVING AND RELATED SENIOR
HOUSING DEVELOPMENT PROJECTS

The number and type of new assisted living development and related
senior housing proposals in Westchester County is increasing. Since
1994, there have been 50 senior housing projects proposed, with most
planning to offer some assisted/assistive living style care. Although
most of the proposed facilities are not seeking licensure under the New
York State Assisted Living Program (or A.L.P.), most are seeking to
serve the same population. Of these project proposals, many have
offered specific details pertaining to the number of units to be built. Of
projects that have offered such details, a total of 7,603 units of senior
housing have been proposed. This total pertains to assisted living units,
independent living, skilled nursing and special care units The total
number of assisted/ assistive living facilities proposed within
Westchester County since 1994 is 4,162. An appendix including all senior housing existing prior to 1994,
including skilled nursing facilities, is included in the appendix. (see Appendix A).

This inventory should serve as a reference for municipalities and developers. For accuracy and
thoroughness, an initial draft was compiled and sent to each municipality for review and comment.
Comments from responding communities were compiled and incorporated into this inventory in February
1999. At the end of each proposal description, built projects are indicated with a (B), proposed with a (P),
under construction with a (UC) and inactive with a (I).

ARDSLEY
1) Ardsley Housing Associates, a partnership between Long Island based Hassett-Belfer Senior Housing
Services and Manhattan based developer, Lawrence Ruben have submitted plans for a vacant 11.2 acre
property on Route 9A. The development would include 75 independent, 125 assisted living and 50 special
needs units (for residents with Alzheimer’s) housed within three buildings. According to the developer,
rents are expected to attract “well to do and middle income seniors.” (P)

BEDFORD
2) Plans are on hold to build a 100 unit complex on 13 acres at McLain Street and South Bedford
Avenue on the Mount Kisco border. The proposal calls for the creation of 40 independent, condominium
style units selling for between $220,000 and $340,000, as well as 60 assisted living units for lease
between $2,800 and $4,800 a month. (I)

13



Archived File - May Not Be ADA Compliant

BRIARCLIFF
3) Senior Quarters at Briarcliff Manor, a 102 unit assisted living housing complex, has been built by
Kapson Corporation of Woodbury. Sixteen of the apartments are dedicated to seniors who need extended
care, such as Alzheimer’s Disease patients. Units lease for $2500 a month. (B)

4) The former site of the King’s College campus in Briarcliff Manor is the subject of a proposal to build
new senior housing. Illinois based Barrington Venture L.L.C. has proposed building a 545 unit continuing
care retirement community. Development would include 465 independent and assisted living units as well
as 80 skilled nursing home beds. (P)

BRONXVILLE
5) Kensington Manor Associates of Scarsdale, have proposed 78 apartments for independent living
seniors on Kensington Road in the downtown. Prices for apartments at the Kensington Manor will likely
sell for between $290,000 and $500,000. (UC)

CROTON-ON-HUDSON
6) Windham Associates has proposed the construction of a two and one half story congregate care/
assisted living facility adjacent to the Van Cortlandt Upper Manor House. The 70,000 square foot facility
would provide suites with private bathrooms, while all meals and activities would occur in common areas.
Development plans are on hold. (P)

EASTCHESTER
7) Forest City Daly, a joint venture of developer Michael Daly and Forest City Enterprises of Cleveland,
Ohio submitted a proposal to build a 117 unit assisted living apartment building. The proposal was
subsequently rejected in July 1998. Residents contended that the proposed development was too large and
incompatible with the three acre site’s one family residential zoning. (I)

GREENBURGH
8) Hebrew Hospital Home recently completed a 160 bed nursing home on the site of the former St. Mary
in the Fields property on Grasslands Road. They have since applied for an application to build a
continuing care retirement community to consist of 120 independent living units and 30 affiliated nursing
beds. In the future, they also plan to build a senior citizen day care center to accommodate approximately
36 senior citizens. (UC)

9) Keren Development Inc.’s plan for the Landmark at Eastview property has changed. The original
proposal called for the construction of approximately 2,000 senior citizen units as well as a mix of retail.
The revised plan calls for the construction of retail as well as approximately 1,000 units of senior housing,
to consist of 700 independent living units, 160 assisted living units and 160 nursing home beds. The
proposed senior zoning has been revised as a floating zone, which would be mapped by the Town Board
upon petition by a senior housing developer. Unit rental rates are scheduled to start at $1200 a month,
with an initial entry fee of $170,000. (P)

HASTINGS-on-HUDSON

10) The Andrus Retirement Community, located on Old Broadway Road, wants to refurbish its 250
room campus to include 81 one and two bedroom apartments for independent living, 25-30 assisted living
units, and 40 to 48 skilled nursing care beds. Rental rates have not been set, pending a market study. (P)
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IRVINGTON
11) Marriott Senior Living Services has proposed 126 studio and one bedroom, assisted living units on a
10 acre estate on Route 9. Rents for the $15 million dollar project would start at approximately $3,000 per
month. (I)

12) Planning consultants are currently conducting a feasibility study regarding the potential for
development of Village owned property for use as an assisted living facility. The property being
considered is the current site of Irvington’s Department of Public Works. (P)

MOUNT KISCO
13) Town and Country Adult living Inc. has been operating a senior residence offering assistive living
care at 53 Mountain Avenue, the former site of the Swiss Home nursing home, since 1995. It houses 44
residents. (B)

14) Plumbrook Properties has proposed the construction of a 75 unit assisted living complex for a site
located on Route 117, north of the village center. The complex, called the Mount Kisco Village House,
is currently under review. Units are expected to lease for $2500 a month. (P)

15) The Village Board has postponed a request from Marriott Senior Living Services Inc. to rezone a
property on Route 117 near East Way for a 123 unit assisted living complex. Rents would range between
$90 and $110 a day, or more than $3,000 per month. Marriott Senior Living Services is considering
abandoning the project because of delays. (I)

MOUNT PLEASANT
16) An application has been received by the Town for the development of a 2.1 acre site located at 901
Bedford Road. The proposal calls for the construction of 80 assisted living units. The development,
tentatively titled SeniorVision, would charge an all inclusive fee of approximately $2500 per month. (P)

MOUNT VERNON
17) A $9.4 million project that provides 97 affordable, independent living units has been proposed in
Mount Vernon. Former Mayor Ronald Blackwood approached the Grace Baptist Church and asked if they
would be willing to develop housing on land the city had available. The Church purchased the land from
the City’s Urban Renewal Agency using grant money provided by HUD. One bedroom rental units at the
Grace House are available via lottery, with rents determined by household income. (P)

18) The Wartburg, an expansive nursing and residential complex for senior citizens, has proposed a
new, $15 million complex for the elderly who, according to developers, “fall between self-sufficiency and
dependency.” The new center, to be titled Meadowview, would consist of 102 assisted living apartments
in a 3.5 story building. Units would include studio, one and two bedroom units, with rents ranging from
$3,000 to $3,500 per month. (P)

19) Free Synagogue of Westchester has teamed up with the Halmar Organization of Mount Vernon and
Sunrise Development Inc. Of Fairfax, Va. on a $15 million plan for the development of 85 independent
and assisted living units on Route 22. The synagogue would sell 3.76 acres of its 6.1 acre property to
Halmar and Sunrise, then build a temple on the remainder of its land. The City Planning Board approved
the project in July 1998 after a 2 1/2 hour public hearing. (P)
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NEW ROCHELLE
20) The City has created the New Rochelle Neighborhood Revitalization Corporation (NRNRC), with
plans to create a major senior housing development. The $25 million West End 2000 project is expected
to provide 80 units of affordable housing for independent seniors and more than 40 two family affordable
townhouses. Construction is slated to occur in 3 phases. (P)

21) A 1.7 acre site, located at 391 Pelham Road, will be the site of the United Hebrew Geriatric Center,
anew 9 story senior citizen assisted living complex. The complex will provide 140 multi-family units. (P)

22) New construction is scheduled for a 166 unit, independent living apartment building. The new
development, called the Harbor Club, is to be built on a 2.54 acre waterfront site and will utilize the
same building size and volume as a proposal previously approved in 1993. The development will require
zoning text amendments and site plan approval. (P)

NORTH SALEM
23) A proposal to develop a 28 acre site in Croton Falls is being studied. The facility would include 160
assisted living units and would require a change of zoning from residential (R-1) to planned development-
assisted living (PD-AL). The proposed site is on Route 22, adjacent to I-684 and Titicus Road. (P)

OSSINING
24) In 1997, Cambridge House Associates, a joint venture partnership between Atlantic Development
Group L.L.C. and Carematrix of Needham, Mass., purchased the Hudson River Inn and Conference
Center. Cambridge House Associates have since renovated the hotel into a 122 unit retirement residence.
The hotel, called Cambridge House on the Hudson, charges $2,500 a month for a studio and $2,900 for
a one bedroom. Rents include three meals and services with personal care available at an additional cost.
(B)

PEEKSKILL
25) Trinity Development of Yonkers, wants to convert the site of the former Drum Hill School into a 120
unit retirement residence offering assistive living care. Sixty-eight units would be in the former school
and the rest in a new structure located just west of the school. Monthly rent and amenities at Drum Hill
would start at about $2,000. Completion of the project is slated for the year 2000. (UC)

PELHAM
26) Forest City Daly L.L.C., of New York City, wants to convert the site of a former gas station into a
six story facility that serves elderly residents who need help in some activities but don’t want or need to
live in a nursing facility. Rents are expected to range between $3,000 and $4,000 per month. (P)

RYE
27) The Osborn Retirement Community is undergoing a $100 million expansion and conversion to a
full service senior housing complex. The original 186,000 square-foot Neo-Georgian structure is being
expanded, renovated and converted to 105 apartments, 65 for independent living and 40 for assisted
living. Monthly fees for the independent apartments will range from $3100 for a studio to $4,800 for a
two bedroom unit. (P)
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28) The Osborn is expanding its Sterling Park complex, with an additional 12 new units to be completed
this year. At Sterling Park, work on another 90 independent units will start in 1999. Fully refundable
entrance fees range from $200,000 to $500,000, with monthly rental fees of $1750 to $2,500. (P)
RYE BROOK

29) A proposal has been submitted for a mix of independent and assisted living units including a 168 unit
building with studio, one and two bedroom apartments for the elderly (the former High Point Hospital
site). Monthly rents at Belle Fair would range from $2,700 to $4,500 and will include housekeeping,
meals and transportation services. Forty six duplexes designed for “empty nesters” and retirees will range
in size from 1,540 to 2,200 square feet and will be priced from $359,000. Residents will have access to
services at the community for the elderly on a fee basis. (P)

30) In 1996 a 26 unit senior housing development for independent seniors was proposed for a 1.2 acre site
immediately abutting I-287. The development is primarily in the Village of Rye Brook, but borders on
Port Chester. (P)

SCARSDALE
31) A 120 unit senior assisted living residence center is scheduled for development on a 6.8 acre site in
Scarsdale. The development will include 96 assisted living units with an additional 24 special care units
for residents with Alzheimer’s Disease. The site is adjacent to the Saxon Woods County Park. (P)

SLEEPY HOLLOW
32) Plans are under way to build a $50 million dollar Continuing Care Retirement Community in Sleepy
Hollow. The venture would provide 200 apartments for seniors, as well as 50 beds for assisted living and
another 50 skilled nursing beds. The facility, titled Kendal on Hudson, would provide a range of medical
and support services to seniors, from minimal to intensive. According to initial projections, residents
would pay from $100,000 to $450,000 for a unit. A monthly maintenance cost would also be charged. (P)

SOMERS
33) Approval has been granted to The Oaks at Somers, a 140 unit congregate care project proposed by
the Presbyterian Church of Mount Kisco. The complex will provide 100 apartments for independent
seniors and 40 assisted living units on 26.68 acres on Route 100. Rents and fees have not been
determined. Construction is expected to begin in 1999. (P)

34) A proposal to build 175 assisted care units integrated with mixed commercial/residential development
is planned for a site located on the south side of Route 6, east of Mahopac Avenue. The applicant is
currently preparing an Environmental Impact Statement (EIS) for development of the 85 acre site. The
proposed rents and fees for the facility have not been determined. (P)

TARRYTOWN

35) A non-profit organization has proposed a plan to develop an assisted living facility on Broadway
Road. The proposal calls for the construction of between 80 and 100 assisted living units. (P)

36) Hitachi America wants to subdivide its 13 acre office campus at Martling and Prospect Avenues,
turning a section into an assisted living development. Hitachi has an agreement with an as yet unidentified
company to develop the site. Any senior housing project would require further permission from the
Village Board of Trustees. Currently, no provision exists in the Village code to allow for this type of
housing. (P)
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37) The RMC Development Corporation of Elmsford is looking to build a facility for seniors at the
Tallyrand Office Complex on Route 119. Although developers have prior approval to build on the site, an
original plan to build a hotel failed to win approval. The developers are now planning to build an assisted
living facility. (P)

TUCKAHOE

38) A proposal for the development of senior housing on the former 8.6 acre Revlon campus is being
considered. The RiverVue would include 126 assisted living units. (P)

WHITE PLAINS
39) Marriott Senior Living Services has been selected by the New York Presbyterian Hospital to
develop new senior housing on the hospital campus. Marriott would lease approximately three acres of
the Hospital’s 217 acre campus for at least 20 years and build a three story, 120,000 square foot building
expected to include 204 assisted living units. The community will cost an estimated $15 million to build.
Average rent will be $3,000 per month, a fee that will include meals, recreation and other amenities. (P)

40) The Burke Rehabilitation Center and Sunrise Development are planning to build a 76 unit
independent/ assistive living facility in a 2 1/2 story Victorian manor style building on Mamaroneck
Avenue. Sunrise would operate the complex through a ground lease. (P)

41) Castle Senior Living of Teaneck NJ, has confirmed that it is in talks with St. Agnes Hospital to
develop a senior housing complex within the hospital campus on North Street. (P)

42) Highland Senior Development L.L.P. plans to submit a new version of its Parc Premiere apartment
complex for seniors, as well as find a nationally known partner with experience in managing assisted
living housing. The plan for the $100 million project consists of a ten story tower with 292 luxury
apartments, 40 assisted living units and space for up to twenty people with Alzheimer’s Disease. The plan
also includes 47 garden apartments and 76,000 square feet of retail space. (I)

YONKERS
43) The former Iona College Campus will be the site of a new senior housing complex. The proposed
Seton Manor will provide 250 apartments, 180 of which will be for the independent elderly and 70 will
be for assisted living. Prices for the units have not been set. (P)

44) Classic Residence by Hyatt and Forest City Daly plan to build 310 senior units on two acres at 537
Riverdale Avenue. The $60 million project would consist of 199 independent units, 75 assisted living and
36 suites for people with Alzheimer’s Disease. Rents would range from $3,000 per month for independent
to $4,500 per month for assisted living units. (P)

45) The St. Casamir Senior Residence facility will provide 110 assistive living apartments as well as
other amenities that include; adult day care, a community room, a monitored indoor garage, an outdoor
sitting area, terraced sitting rooms on each floor and a concierge. Construction of the current facility
involved the adaptive reuse of a warehouse storage building. (P)
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YORKTOWN
46) The Country House in Yorktown Heights is licensed as a 90 unit adult home. Residents receive all
meals, services and some assistance with daily living. Monthly rents are $3,150 for a studio and $4,050
for a one bedroom, with no kitchen facilities. (B)

47) A senior housing complex in Shrub Oak has been proposed by Mahopac developer Kenneth Kearney.
The plan calls for the construction of four buildings which will house 86 assisted living units. The project,
known as Wynwood Oaks, would require a zoning change from commercial (C-2) to a special residential
designation (RSP-2). Rental rates would start at $675.00 per month. (P)

48) 300 units of assisted living housing have been proposed for Shrub Oaks. Capelli Enterprises has
proposed the development of a building to houses 300 assisted living units. Rental rates would be range
between $3,000 to $5,000 per month. (P)

49) A proposal is in the preliminary development stage to build a 300 unit senior community designed for
independent and assisted living. If approved, the Ladycliffe Continuing Care Retirement Community
would become the third senior housing complex proposed within a two mile stretch along the Route 6
corridor in Shrub Oak. (P)

50) A developer has proposed a mix of senior housing options to be built on Field Street in Yorktown
Heights. The development, tentatively titled Hunterbrook Ridge, would include 40 units to care for
patients with Alzheimer’s, 80 independent living units and 40 assisted living units. The development
would be located adjacent to the Field Home/ Holy Comforter (P)

For More Information, Contact the Westchester County Department of Planning at 285-4400

-Table 1-

Proposed Senior Housing Units by Municipality

-Since 1994-
Municipality Assisted Living Units Total Units*
Ardsley 125 250
Bedford 60 100
Briarcliff 551 647
Bronxville 78 78
Croton on Hudson -NA-** -NA-
Eastchester 117 117
Greenburgh 160 1170
Hastings-on-Hudson 30 151
Irvington 126 126
Mount Kisco 242 242
Mount Pleasant 80 80
Mount Vernon 157 254
New Rochelle 140 386
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North Salem 160 160
Ossining 0 122
Peekskill 0 120
Pelham -NA- -NA-
Rye 40 207
Rye Brook 168 194
Scarsdale 96 120
Sleepy Hollow 50 300
Somers 215 315
Tarrytown 100 100
Tuckahoe 126 126
White Plains 320 632
Yonkers 255 670
Yorktown 816 936
Total Units 4,162 7,603

* Includes assisted living, independent living, special care units and “senior apartments”
** NA=Unit totals not available

-Table 2-
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Proposed Senior Housing Summary and Map Key

Municipality Facility Name Map No. Status of Units
Ardsley Ardsley Housing Associates 1 Proposed-In Process 75 Ind., 125 Assisted, 50 Special Needs*
Bedford McLain St./ South Bedford Ave. 2 Proposed-Inactive 40 Independent, 60 Assisted
Briarcliff Senior Quarters 3 Built 86 Assisted, 16 Special Needs
Briarcliff King’s College Campus 4 Proposed-In Process 465 Independent/ Assisted, 80 Skilled Nursing
Bronxville Kensington Manor Associates 5 Under Construction 78 Independent/ Assisted
Croton on Hudson Windham Associates 6 Proposed-In Process -NA-#*
Eastchester Forest City Daly 7 Proposed-Inactive 117 Assisted
Greenburgh Hebrew Hospital Home 8 Under Construction 120 Independent, 30 Skilled Nursing
Greenburgh Landmark at Eastview 9 Proposed-In Process 700 Independent, 160 Skilled Nursing, 160
Assisted
Hastings Andrus Retirement Community 10 Proposed-In-Process | 81 Independent, 30 Assisted, 40 Skilled Nursing
Irvington Brighton Gardens 11 Proposed-Inactive 126 Assisted
Irvington Village Proposal 12 Proposed-In Process -NA-

Mount Kisco Swiss Home 13 Built 44 Assisted

Mount Kisco Mt. Kisco Village House 14 Proposed-In Process 75 Assisted

Mount Kisco Marriott Senior Living 15 Proposed-Inactive 123 Assisted

Mount Pleasant Senior Vision 16 Proposed-In Process 80 Assisted
Mount Vernon Grace House 17 Built 97 Independent
Mount Vernon The Wartburg Expansion 18 Proposed-In-Process 102 Assisted
Mount Vernon Halmar/ Sunrise Development 19 Proposed-In Process 85 Independent/ Assisted
New Rochelle West End 2000 20 Proposed-In Process 80 Independent
New Rochelle United Hebrew Geriatric Center 21 Proposed-In Process 140 Assisted

New Rochelle The Harbor Club 22 Proposed-In Process 166 Independent

North Salem Croton Falls (684 and Titicus) 23 Proposed-In Process 160 Assisted
Ossining Cambridge House 24 Built 122 Independent
Peekskill Drum Hill 25 Under Construction 120 Assisted
Pelham Forest City Daly 26 Proposed-In Process -NA-

Rye The Osborn 27 Built 65 Independent, 40 Assisted
Rye Sterling Park 28 Built 102 Independent
Rye Brook Belle Fair 29 Proposed-In Process 168 Independent/ Assisted
Rye Brook 1-287, Border of Port Chester 30 Proposed-In Process 26 Independent
Scarsdale Saxon Woods 31 Proposed-In Process 96 Assisted, 24 Special Needs
Sleepy Hollow Kendal on Hudson 32 Proposed-In Process 200 Independent, 50 Assisted, 50 Skilled
Nursing
Somers The Oaks 33 Proposed-In Process 100 Independent, 40 Assisted
Somers Rt. Six and Mahopac Ave. 34 Proposed-In Process 175 Assisted
Tarrytown Broadway Road 35 Proposed-In Process 80-100 Assisted
Tarrytown Hitachi America 36 Proposed-In Process -NA-
Tarrytown RMC Development Corporation 37 Proposed-In Process -NA-
Tuckahoe RiverVue 38 Proposed-In Process 126 Assisted
White Plains Marriott Senior Living 39 Proposed-In Process 204 Assisted
White Plains Burke Rehab./ Sunrise 40 Proposed-In Process 76 Assisted/ Independent
Development

White Plains St. Agnes 41 Proposed-In Process -NA-

White Plains Parc Premiere 42 Proposed-Inactive 292 Independent, 40 Assisted, 20 Special Needs
Yonkers Seton Manor 43 Proposed-In Process 180 Independent, 70 Assisted
Yonkers Hyatt and Forest City Daly 44 Proposed-In Process 199 Independent, 75 Assisted, 36 Special Needs
Yonkers St. Casamir 45 Proposed-In-Process 110 Assisted

Yorktown The Country House 46 Built 90 Assistive

Yorktown Wynwood Oaks 47 Proposed-In Process 86 Assisted

Yorktown Capelli Enterprises 48 Proposed-In Process 300 Assisted

Yorktown Ladycliffe 49 Proposed-In Process 300 Independent/ Assisted
Yorktown Hunterbrook Ridge 50 Proposed-In Process 80 Independent, 40 Assisted, 40 Special

* Special Needs most often refers to units caring for patients with Alzheimer’s

** Not Available
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