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68%-(&7� Update of Capture Rate/DemaQd AQaO\sLs 
For A SLte LQ RedoQdo Beach, CaOLforQLa 

&RQWDLQHG KHUHLQ DUH WKH UHVXOWV RI DQ XSGDWH RI D FDSWXUH UDWH DQDO\VLV HYDOXDWLQJ WKH VL]H DQG 
GHSWK RI WKH PDUNHW DQG SRWHQWLDO GHPDQG IRU WKH GHYHORSPHQW RI D SURSRVHG D QHZ DVVLVWHG 
OLYLQJ DQG PHPRU\ FDUH FRPPXQLW\ RQ \RXU FDPSXV LQ 5HGRQGR %HDFK� California� ([KLELW � 
VXPPDUL]HV WKH UHYLVHG SURGXFW GHILQLWLRQ IRU WKH QHZ DVVLVWHG OLYLQJ XQLW� ,W VKRXOG EH QRWHG WKDW 
WKHUH ZLOO DOVR EH PHPRU\ FDUH XQLWV LQ WKH EXLOGLQJ� KRZHYHU� WKLV VSDFH ZLOO EH PDVWHU OHDVHG 
E\ 6LOYHUDGR� ZKR ZLOO EH RSHUDWLQJ WKRVH VSHFLDO FDUH XQLWV� 0'6 GLG� KRZHYHU� DOVR LPSOHPHQW 
D FDSWXUH UDWH DQDO\VLV WR WHVW WKH IHDVLELOLW\ RI QHZ PHPRU\ FDUH XQLWV LQ WKLV PDUNHW DUHD� 

7KH UHVXOWV RI WKLV XSGDWHG FDSWXUH UDWH DQDO\VLV KDYH EHHQ VXPPDUL]HG LQ WKLV ([HFXWLYH 
6XPPDU\ UHSRUW VXSSRUWHG E\ JHQHUDOO\ VHOI�H[SODQDWRU\ WHFKQLFDO GDWD H[KLELWV� 0'6 ZLOO DOVR 
EH DYDLODEOH WR UHVSRQG WR TXHVWLRQV XSRQ UHYLHZ RI WKLV UHSRUW�  

PrLmar\ MarNet Area �PMA� DefLQLtLoQ 
7KH 3ULPDU\ 0DUNHW $UHD �30$� WKDW KDV EHHQ GHILQHG DQG HYDOXDWHG IRU WKH VXEMHFW QHZ 
GHYHORSPHQW FRQVLVWV RI D PRVDLF RI FRQWLJXRXV ]LS FRGHV ZLWKLQ DQ DSSUR[LPDWH ��PLOH UDGLXV 
RI WKH %HDFK &LWLHV +HDOWK &HQWHU FDPSXV� )RU WKLV DQDO\VLV� 0'6 KDV DVVXPHG WKDW ��� WR ��� 
RI QHZ DVVLVWHG OLYLQJ XQLWV ZLOO EH DEVRUEHG �RU RFFXSLHG� E\ 6HQLRU KRXVHKROGV UHVLGLQJ LQ WKLV 
30$� ,Q WKH FDSWXUH UDWH�GHPDQG PRGHOV� D IDFWRU RI ��� ZDV XWLOL]HG IRU WKH 30$ DEVRUSWLRQ 
DVVXPSWLRQ� ([KLELW � SUHVHQWV D OLVW RI WKH ]LS FRGHV�FRPPXQLWLHV WKDW FRPSULVH WKLV 30$� 
)LJXUH � SUHVHQWV D ]LS FRGH PDS GHSLFWLQJ WKH DSSUR[LPDWH ERXQGDULHV RI WKLV 30$�  
7KH UHPDLQLQJ ��� WR ��� LV H[SHFWHG WR FRPH IURP 6HFRQGDU\ DQG 7HUWLDU\ 0DUNHW $UHDV � 
LQFOXGLQJ WKH UHPDLQGHU RI WKH /RV $QJHOHV 06$� RWKHU DUHDV LQ WKH VWDWH RI &DOLIRUQLD DQG LQ�
PLJUDWLRQ IURP RXWVLGH WKH VWDWH� 7KLV LQ�PLJUDWLRQ ZLOO EH SULPDULO\ GULYHQ E\ WKH DFWLRQV RI WKH 
DGXOW FKLOGUHQ�GHFLVLRQ LQIOXHQFHUV DWWHPSWLQJ WR EULQJ WKHLU DJLQJ SDUHQWV FORVHU WR WKHP LQ WKH 
ODWHU VWDJHV RI WKHLU OLIH� 

ProfessLoQaO MarNet FeasLELOLt\ OpLQLoQ 
Based upoQ the preOLmLQar\ resuOts of thLs updated capture rate/demaQd aQaO\sLs aQd 
MDS¶ sLgQLfLcaQt QatLoQaO experLeQce LQ eYaOuatLQg successfuO SeQLor housLQg commuQLtLes, 
Lt Ls our preOLmLQar\ opLQLoQ that there Ls suffLcLeQt sL]e aQd depth of the age aQd LQcome 
TuaOLfLed marNet to support the prudeQt LQtroductLoQ of Qew assLsted OLYLQg aQd memor\ 
care uQLts LQto the RedoQdo Beach PMA ± Eased oQ thLs TuaQtLtatLYe aQaO\sLs aQd assumLQg 
the affordaELOLt\ OeYeOs eYaOuated hereLQ. ThLs opLQLoQ coQsLders Eoth exLstLQg aQd 
pOaQQed/aQQouQced SeQLor housLQg competLtLoQ as weOO as uQLt turQoYer - the re-fLOOLQg of 
exLstLQg occupLed uQLts due to QaturaO resLdeQt attrLtLoQ that wLOO occur at mature 
competLtLYe commuQLtLes LQ the marNet area.  



Update of Capture Rate/DemaQd AQaO\sLs - 2 - August 28, 2018 
For A SLte LQ RedoQdo Beach, CaOLforQLa 
 
)ROORZLQJ LV D GLVFXVVLRQ RI WKH FDSWXUH UDWH�GHPDQG DQDO\VLV IRU DVVLVWHG OLYLQJ DQG PHPRU\ 
FDUH XQLWV DQG WKH FRQVHUYDWLYH IDFWRUV DQG DVVXPSWLRQV XWLOL]HG KHUHLQ�  

SeQLor HousLQg Capture Rates - TreQds aQd BeQchmarNs 
 
ProMect ³capture rate´ Ls defLQed as the perceQtage of the age aQd LQcome TuaOLfLed 
prospects aQ LQdLYLduaO SeQLor housLQg commuQLt\ wLOO haYe to attract or capture LQ order 
to achLeYe �3� occupaQc\. 7KH UHTXLUHG FDSWXUH UDWH IRU D 6HQLRU KRXVLQJ FRPPXQLW\ LV 
FDOFXODWHG E\ GLYLGLQJ WKH QXPEHU RI XQLWV WR EH DEVRUEHG IURP ZLWKLQ WKH 30$ E\ WKH QXPEHU 
RI QHW SRWHQWLDO DJH�� LQFRPH� DQG KHDOWK�TXDOLILHG SURVSHFWV UHVLGLQJ LQ WKDW PDUNHW DUHD� 
 
IQdepeQdeQt LLYLQg Capture Rates � :KLOH WKHUH KDYH EHHQ YDULRXV LQGXVWU\ VWDQGDUGV IRU 
PD[LPXP DFFHSWDEOH FDSWXUH UDWHV IRU DQ LQGLYLGXDO SURMHFW LQ D VSHFLILF PDUNHW DUHD� aQ 
LQdustr\ fLgure of approxLmateO\ 5� �Eased oQ OLmLted age aQd LQcome screeQLQg oQO\� 
eYoOYed oYer tLme aQd was hLstorLcaOO\ coQsLdered aQ acceptaEOe proMect capture rate for 
marNet rate LQdepeQdeQt OLYLQg/coQgregate uQLts. ,W VKRXOG EH QRWHG WKDW WKLV ILJXUH ZDV 
LQLWLDOO\ EDVHG RQ DJH ��� KRXVHKROGV �WKH DJH FULWHULD LV QRZ FRQVLGHUHG WR EH DJH ���� ZLWK 
YHU\ OLWWOH RU QR LQFRPH VFUHHQLQJ RU FRPSHWLWLYH DQDO\VLV WHFKQLTXHV� 
 
,Q DGGLWLRQ WR PRUH GHWDLOHG DJH DQG LQFRPH GHPRJUDSKLF VFUHHQLQJ DQG SUDJPDWLF FRPSHWLWLYH 
DQDO\VLV� WKH 0'6 FDSWXUH UDWH PRGHO IRU LQGHSHQGHQW OLYLQJ QRZ IDFWRUV RXW 6HQLRUV ZKR DUH 
HVWLPDWHG WR QHHG DVVLVWDQFH ZLWK DFWLYLWLHV RI GDLO\ OLYLQJ �$'/V�� 7KHVH 6HQLRUV DUH H[FOXGHG 
IURP WKH SRWHQWLDO SRRO RI LQGHSHQGHQW OLYLQJ SURVSHFWV DV LW LV DVVXPHG WKDW WKH\ DUH QR ORQJHU 
KHDOWK�TXDOLILHG IRU WKH LQGHSHQGHQW OLYLQJ OLIHVW\OH� Based oQ these more detaLOed screeQLQg 
crLterLa, MDS Qow coQsLders up to 10� as aQ acceptaEOe acuLt\-adMusted capture rate for 
LQdepeQdeQt OLYLQg. 
 
AssLsted LLYLQg Capture Rates � $VVLVWHG OLYLQJ FDSWXUH UDWHV KDYH WUDGLWLRQDOO\ EHHQ FDOFXODWHG 
LQ D VLPLODU PDQQHU WR LQGHSHQGHQW OLYLQJ � EDVHG RQ OLPLWHG DJH DQG LQFRPH TXDOLI\LQJ FULWHULD 
DQG OLWWOH RU QR FRPSHWLWLYH DQDO\VLV� ,W KDV EHHQ 0'6¶ H[SHULHQFH� KRZHYHU� WKDW DVVLVWHG OLYLQJ 
LQYROYHV D PRUH KLJKO\ QHHG�GULYHQ VLWXDWLRQ� 7KH W\SLFDO DJH SURILOH IRU UHVLGHQWV LQ DVVLVWHG 
OLYLQJ LV HDUO\ ��V DQG WKH\ KDYH D QHHG IRU DVVLVWDQFH ZLWK WKH DFWLYLWLHV RI GDLO\ OLYLQJ �$'/V�� 
 
,Q DGGLWLRQ WR VFUHHQLQJ IRU DJH DQG LQFRPH DQG PRUH SUDJPDWLF FRPSHWLWLYH DQDO\VLV� WKH 
GHPDQG PRGHO IRU DVVLVWHG OLYLQJ DOVR IDFWRUV LQ OHYHOV RI LQFLGHQFH IRU WKH QHHG IRU DVVLVWDQFH 
ZLWK WKH DFWLYLWLHV RI GDLO\ OLYLQJ �$'/V�� :KLOH WKHUH DUH VRPH 6HQLRUV ZKR ZLOO PRYH LQWR 
DVVLVWHG OLYLQJ EHIRUH WKH\ QHHG VLJQLILFDQW OHYHOV RI $'/V� 6HQLRUV QHHGLQJ WKHVH VHUYLFHV DUH 
WKH PRVW OLNHO\ WDUJHW PDUNHW IRU DVVLVWHG OLYLQJ� It Ls MDS¶ opLQLoQ that aQ LQdLYLduaO assLsted 
OLYLQg commuQLt\ shouOd Qot couQt oQ capturLQg more thaQ 20� of thLs specLfLc age aQd 
LQcome TuaOLfLed aQd Qeed-drLYeQ target popuOatLoQ LQ a specLfLc marNet area LQ order to 
achLeYe staELOL]ed occupaQc\. The fLQaO assessmeQt of acceptaEOe assLsted OLYLQg capture 
rates Ls oEYLousO\ coQtLQgeQt upoQ the suEMect propert\ EeLQg eYaOuated aQd marNet 
coQdLtLoQs at the tLme of the aQaO\sLs. 
 
 
 
 
 



Update of Capture Rate/DemaQd AQaO\sLs - 3 - August 28, 2018 
For A SLte LQ RedoQdo Beach, CaOLforQLa 
 
Summar\ of Age 75� Capture Rates for New 
AssLsted LLYLQg UQLts LQ the RedoQdo Beach PMA  
 
0'6 LPSOHPHQWHG WKUHH FDSWXUH UDWH�GHPDQG PRGHOV IRU 140 assLsted OLYLQg uQLts EHLQJ 
FRQVLGHUHG IRU WKH SURSRVHG QHZ GHYHORSPHQW� /DWHU LQ WKLV DQDO\VLV� 0'6 KDV DOVR LPSOHPHQWHG 
D VHSDUDWH GHPDQG PRGHO IRU 120 AO]heLmer¶s/memor\ care Eeds LQ aQ assLsted OLYLQg settLQg� 
(DFK RI WKH DVVLVWHG OLYLQJ PRGHOV KDV FRQVLGHUHG GLIIHUHQW TXDOLI\LQJ LQFRPH FULWHULD LQ RUGHU WR 
WHVW WKH HODVWLFLW\ RI DIIRUGDELOLW\ LQ WKLV PDUNHW DUHD� 7KHVH LQFRPH FULWHULD ZLOO VXSSRUW WKH 
SULFLQJ RXWOLQHG LQ ([KLELW �� ([KLELWV � WKURXJK � SUHVHQW WKH DVVLVWHG OLYLQJ FDSWXUH UDWH PRGHOV�   
 
)ROORZLQJ LV D VXPPDU\ RI WKH UHVXOWLQJ DJH ��� FDSWXUH UDWHV IRU 140 Qew assLsted OLYLQg uQLts 
DW HDFK RI WKH YDULRXV LQFRPH WKUHVKROGV� DORQJ ZLWK WKH EDVH PRQWKO\ VHUYLFH IHH VXSSRUWHG E\ 
HDFK RI WKH TXDOLI\LQJ LQFRPH FULWHULD� 

  MLQLmum      
   4uaOLf\LQg                         140 AssLsted LLYLQg UQLts    
   Cash FOow   Refer to Base MoQthO\ SerYLce 
 IQcome ScreeQ 2020 2023 ExhLELt        Fee Supported  
 @ �115,000� 6.6� 5.2� 3 �6,�00 
 @ �125,000� 7.�� 6.1� 4 �7,500 
 @ �135,000� �.3� 6.�� 5 �8,100 
 
7KHVH FDSWXUH UDWHV DVVXPH WKDW ��� RI WKH XQLW DEVRUSWLRQ ZLOO EH E\ TXDOLILHG 6HQLRU SURVSHFWV 
UHVLGLQJ ZLWKLQ WKH GHILQHG 30$� 7KH\ DOVR DVVXPH WKDW DQ\ SURSRVHG QHZ GHYHORSPHQW ZLOO EH 
EURXJKW WR ��� RFFXSDQF\� 7KH EDVH PRQWKO\ VHUYLFH IHHV VXSSRUWHG E\ WKH YDULRXV TXDOLI\LQJ 
LQFRPH FULWHULD DVVXPH WKDW ��� RI WKH 6HQLRU¶V GLVSRVDEOH FDVK IORZ LQFRPH FDQ EH DOORFDWHG 
IRU WKH DVVLVWHG OLYLQJ SULFLQJ� 7KH\ DOVR DVVXPH DQ DYHUDJH ��� LQFRPH WD[ IDFWRU� 
 
$OO RI WKH FDSWXUH UDWH PRGHOV IDFWRUHG LQ DQ $'/ LQFLGHQFH OHYHO IDFWRU RI ����� LQ ���� DQG 
����� LQ ���� IRU WKH 5HGRQGR %HDFK 30$� 7KLV UHSUHVHQWV WKH SHUFHQW RI DJH ��� KRXVHKROGV 
HVWLPDWHG WR UHTXLUH DVVLVWDQFH ZLWK WKH DFWLYLWLHV RI GDLO\ OLYLQJ LQ HDFK RI WKH WLPH IUDPHV 
HYDOXDWHG �UHIHU WR ([KLELW � IRU WKH FDOFXODWLRQ IRU WKLV 30$�� 7KLV LQVXUHV WKDW� LQ WKH DVVLVWHG 
OLYLQJ GHPDQG PRGHOV� ZH KDYH LQFOXGHG RQO\ WKRVH 6HQLRU KRXVHKROGV WKDW DUH HVWLPDWHG WR 
UHTXLUH DVVLVWDQFH ZLWK $'/V� 7KLV DSSURDFK DOVR HQVXUHV WKDW WKHUH LV QR RYHUODS RU GRXEOH 
FRXQWLQJ RI KRXVHKROGV LQ WKH HYDOXDWLRQ RI WKH GHPDQG IRU WKH LQGHSHQGHQW OLYLQJ YHUVXV DVVLVWHG 
OLYLQJ OLIHVW\OHV� 
 
7KH FDSWXUH UDWHV UHIOHFWHG LQ ([KLELWV � WKURXJK � DUH Eased oQ Eoth TuaOLf\LQg aQQuaO cash 
fOow LQcome aQd the estLmated Lmpact of the LQYestmeQt of home eTuLt\ LQ the defLQed 
PMA. It Ls the opLQLoQ of MDS that the capture rates for the uQLt couQts eYaOuated are 
coQserYatLYe, reaOLstLc aQd weOO wLthLQ the raQge of acceptaEOe aQd recogQL]ed LQdustr\ 
staQdards. $V GLVFXVVHG HDUOLHU� WKH WKUHVKROG RYHU ZKLFK WKH FDSWXUH UDWH IRU DQ\ RQH 
FRPPXQLW\ VKRXOG QRW H[FHHG LV ��� IRU DVVLVWHG OLYLQJ � EDVHG RQ WKH FXUUHQW VFUHHQLQJ FULWHULD� 
 
([KLELW � SUHVHQWV D PRUH GHWDLOHG H[SODQDWLRQ RI WKH VXSSRUWLQJ UDWLRQDOH DQG NH\ DVVXPSWLRQV 
LQYROYHG LQ WKH FDSWXUH UDWH DQDO\VLV IRU PDUNHW UDWH DVVLVWHG OLYLQJ XQLWV� 7KHVH FDSWXUH 
UDWH�GHPDQG PRGHOV KDYH EHHQ SURMHFWHG WR WKH ���� WLPH IUDPH LQ RUGHU WR DWWHPSW WR EH 
FRQVLVWHQW ZLWK D SURSRVHG GHYHORSPHQW WLPH IUDPH DQG SRWHQWLDO LQWURGXFWLRQ RI QHZ SURGXFWV DW 



Update of Capture Rate/DemaQd AQaO\sLs - 4 - August 28, 2018 
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WKH VXEMHFW VLWH ORFDWLRQ� :H KDYH DOVR FRQVLGHUHG WKH SRWHQWLDO RXW WR WKH ���� WLPH IUDPH WR JLYH 
FRQVLGHUDWLRQ WR IXWXUH HVWLPDWHG FKDQJHV�JURZWK LQ WKH 6HQLRU SRSXODWLRQ� 
 

Impact of Home ETuLt\ 
 
([KLELWV �D WKURXJK � RXWOLQH D KRPH HTXLW\ DQDO\VLV LQ ZKLFK WKH PLQLPXP TXDOLI\LQJ LQFRPH 
FULWHULD FRXOG EH UHGXFHG �IRU WKRVH 6HQLRUV VHOOLQJ WKHLU KRPHV� GXH WR DQQXDO FDVK IORZ WKDW 
ZRXOG UHVXOW IURP WKH VDOH RI D KRPH LQ WKH 3ULPDU\ 0DUNHW $UHD DQG WKH SUXGHQW UHLQYHVWPHQW RI 
WKH QHW� DIWHU�WD[ VDOHV SURFHHGV� 7KLV DQDO\VLV HVWLPDWHV WKH QXPEHU RI DGGLWLRQDO KRXVHKROGV 
�ZKRVH DFWXDO LQFRPHV DUH EHORZ �������� ZKR ZRXOG EH TXDOLILHG DW WKLV OHYHO� DVVXPLQJ WKH\ 
FRXOG VHOO WKHLU KRPH DQG FRQVHUYDWLYHO\ LQYHVW WKH QHW HTXLW\ SURFHHGV DW ��� 7KLV ZRXOG DOORZ 
WKHVH 6HQLRUV WR VXSSOHPHQW WKHLU LQFRPH ZLWK WKH LQWHUHVW HDUQLQJV� ZKLOH OHDYLQJ WKH SULQFLSDO 
IURP WKH VDOH RI WKHLU KRPH LQWDFW DQG LQ WKHLU SRUWIROLR RI DVVHWV IRU WKHLU HVWDWH� 
 
,W VKRXOG EH QRWHG WKDW 0'6 UHFRJQL]HV WKDW 6HQLRU LQYHVWPHQWV PD\ QRW EH UHDOL]LQJ �� LQWHUHVW 
UDWHV DW WKLV WLPH� ,I RQH ZDV WR DOWHUQDWLYHO\ FRQVLGHU WKLV DV D PRGHVW VSHQG GRZQ VWUDWHJ\� WKLV 
ZRXOG DOORZ IRU D �� \HDU VSHQG GRZQ ± DVVXPLQJ QR LQWHUHVW HDUQLQJ DW DOO RQ WKH LQYHVWPHQW RI 
WKLV KRPH HTXLW\� ,W LV 0'6¶ RSLQLRQ WKDW LW LV QRW SUXGHQW WR UHO\ KHDYLO\ RQ VSHQG GRZQ LQ 
HYDOXDWLQJ DIIRUGDELOLW\ IRU 6HQLRU KRXVLQJ� KRZHYHU� WKLV VFHQDULR LOOXVWUDWHV WKDW VSHQG GRZQ 
FDQ EH D SUXGHQW ILQDQFLDO VWUDWHJ\ ± XQGHU WKH ULJKW FRQGLWLRQV� 6SHQG GRZQ DQG ILQDQFLDO 
DVVLVWDQFH IURP IDPLO\ LV GLIILFXOW WR TXDQWLI\ DQG� WKHUHIRUH� DUH SULPDULO\ FRQVLGHUHG IRUHFDVWLQJ 
VDIHW\ PDUJLQ ZKHQ HYDOXDWLQJ WKH GHPDQG IRU QHZ 6HQLRU OLYLQJ� 
 

Capture Rates for AO]heLmer
s/Memor\ 
Care Beds LQ aQ AssLsted LLYLQg SettLQg 
 
0'6 KDV HYDOXDWHG WKH SRWHQWLDO IRU WKH GHYHORSPHQW RI 120 AO]heLmer
s/memor\ care Eeds 
�60 uQLts� LQ aQ assLsted OLYLQg/resLdeQtLaO care settLQg� 7KHVH XQLWV ZRXOG RIIHU VLPLODU 
VHUYLFHV DQG DPHQLWLHV DV ZRXOG EH SURYLGHG IRU WKH DVVLVWHG OLYLQJ UHVLGHQWV� KRZHYHU� WKH 
SHUVRQDO FDUH VHUYLFHV ZRXOG EH PRUH IUHTXHQW DQG LQWHQVLYH DQG WKH SK\VLFDO VSDFH ZRXOG EH 
VSHFLDOO\ GHVLJQHG WR EH VHFXUH DQG WR HIIHFWLYHO\ FDUH IRU WKH VSHFLDO QHHGV DQG UHTXLUHPHQWV RI 
WKHVH UHVLGHQWV� 
 
0'6 KDV FRQGXFWHG D VLJQLILFDQW DPRXQW RI LQWHUQDO UHVHDUFK DQG GHYHORSPHQW DQG KDV 
GHYHORSHG D GHPDQG PHWKRGRORJ\ IRU SURMHFWLQJ WKH QHHG IRU $O]KHLPHU¶V EHGV LQ D PDUNHW DUHD� 
7KH $O]KHLPHU¶V FDSWXUH UDWH PRGHO LV FRQVHUYDWLYH� UHDOLVWLF DQG JLYHV FRQVLGHUDWLRQ WR DOO RI WKH 
UHOHYDQW NH\ IDFWRUV DQG DVVXPSWLRQV ZLWK UHJDUG WR WKLV YHU\ VSHFLDOL]HG W\SH RI OLYLQJ 
DUUDQJHPHQW� 
 
([KLELW �� VKRZV WKH FDOFXODWLRQ IRU FRPSXWLQJ WKH ZHLJKWHG DYHUDJH OHYHO RI LQFLGHQFH IRU DJH 
��� KRXVHKROGV LQ WKH 30$ LQ ���� DQG ����� 0'6 KDV FRQVHUYDWLYHO\ DVVXPHG WKDW DOO RI WKH 
SRWHQWLDO UHVLGHQWV ZLOO EH DJH ��� DQG KDV JLYHQ WKH DSSURSULDWH �KHDYLHU� ZHLJKWLQJ WR WKH DJH 
��� FRKRUW XVLQJ WKH OHYHOV RI LQFLGHQFH� 
 
AO]heLmer¶s/Memor\ Care Capture Rate Summar\ � ([KLELWV �� DQG �� SUHVHQWV WKH GHWDLOHG 
FDSWXUH UDWH�GHPDQG PRGHOV WKDW FDOFXODWH WKH SHUFHQW RI DJH ��� LQFRPH TXDOLILHG KRXVHKROGV 
�HVWLPDWHG WR EH DIIOLFWHG ZLWK $O]KHLPHU¶V� ZKR ZLOO EH UHTXLUHG WR VXFFHVVIXOO\ DEVRUE WKH 
VXEMHFW QHZ $O]KHLPHU¶V DVVLVWHG OLYLQJ EHGV DQG EULQJ WKHP WR ��� RFFXSDQF\� 7KHVH PRGHOV 
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FRQVLGHU WZR TXDOLI\LQJ FDVK IORZ LQFRPH FULWHULD DQG DOVR DVVXPH ��� RI WKH XQLW DEVRUSWLRQ E\ 
TXDOLILHG SURVSHFWV UHVLGLQJ LQ WKH 30$�  
 
7KHUH DUH QR ILUP LQGXVWU\ VWDQGDUGV IRU PD[LPXP DFFHSWDEOH FDSWXUH UDWHV IRU $O]KHLPHU¶V 
DVVLVWHG OLYLQJ XQLWV LQ D VSHFLILF PDUNHW DUHD� +RZHYHU� LQ RXU HYDOXDWLRQ RI WKHVH SURMHFW FDSWXUH 
UDWHV� 0'6 KDV PDGH FRPSDULVRQV WR RWKHU VLPLODU� EXW PRUH WUDGLWLRQDO W\SH� OLYLQJ 
DUUDQJHPHQWV � SULPDULO\ DVVLVWHG OLYLQJ�SHUVRQDO FDUH� %DVHG RQ RXU QDWLRQDO H[SHULHQFH� ZH DUH 
REVHUYLQJ ��� DV DQ DVVLVWHG OLYLQJ FHLOLQJ FDSWXUH UDWH EHQFKPDUN EDVHG RQ DJH� LQFRPH DQG 
QHHG�GULYHQ TXDOLI\LQJ FULWHULD� 
 
It Ls the opLQLoQ of MDS that the AO]heLmer¶s assLsted OLYLQg capture rates shouOd Ee 
reasoQaEO\ coQsLsteQt wLth tradLtLoQaO assLsted OLYLQg capture rates� howeYer, the\ couOd Ee 
hLgher - depeQdLQg oQ marNet coQdLtLoQs.  7KH QHHGV RI WKLV SDUWLFXODU WDUJHW PDUNHW DUH KLJKO\ 
VSHFLDOL]HG DQG� DV D UHVXOW� WKH\ GR QRW KDYH DV PDQ\ RSWLRQV DYDLODEOH WR WKHP DV 6HQLRUV ZKR 
DUH QRW DIIOLFWHG ZLWK $O]KHLPHU¶V� 7KHUHIRUH� ZH FRXOG H[SHFW D KLJKHU SHUFHQW RI FDSWXUH RI WKLV 
SDUWLFXODU WDUJHW PDUNHW� 0'6 GLG� KRZHYHU� XWLOL]H WKH DVVLVWHG OLYLQJ EHQFKPDUN RI ��� LQ WKH 
HYDOXDWLRQ RI WKHVH VSHFLDO FDUH XQLWV� 
 
)ROORZLQJ LV D VXPPDU\ RI WKH DJH ��� FDSWXUH UDWHV IRU 120 AO]heLmer¶s/memor\ care Eeds LQ 
DQ DVVLVWHG OLYLQJ VHWWLQJ� 
 
      MLQLmum    
   4uaOLf\LQg   120 AO]heLmer¶s/Memor\ Care Beds    
  Cash FOow   Refer to Base MoQthO\ SerYLce 
 IQcome ScreeQ 2020 2023 ExhLELt    Fee Supported  
 @ �135,000� �.5� 7.3� 11 �8,600 
 @ �145,000� 11.1� 8.3� 12 ��,240 
 
,W LV WKH RSLQLRQ RI 0'6 WKDW WKH UHVXOWLQJ FDSWXUH UDWHV DUH ZLWKLQ WKH UDQJH RI FDSWXUH UDWHV WKDW 
ZH KDYH REVHUYHG LQ RWKHU PDUNHW DUHDV � DQG WKH\ DUH FRQVHUYDWLYH DQG DFFHSWDEOH FDSWXUH UDWHV 
IRU WKLV OLYLQJ DUUDQJHPHQW DQG OLIHVW\OH�  
 
,I , FDQ DQVZHU DQ\ TXHVWLRQV RU SURYLGH DGGLWLRQDO LQIRUPDWLRQ UHJDUGLQJ WKLV XSGDWHG FDSWXUH 
UDWH DQDO\VLV� SOHDVH GR QRW KHVLWDWH WR FDOO PH�  :H VWDQG UHDG\ WR VXSSRUW \RX LQ DQ\ ZD\ WKDW 
ZH FDQ ZLWK \RXU SURMHFW� 
 

 Lynne Moore    
 /\QQH 0RRUH 
 3UHVLGHQW 
 0'6 5(6($5&+ &203$1<� ,1&� 
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DEFINITION FOR A NEW SENIOR HOUSING

DEVELOPMENT IN REDONDO BEACH, CALIFORNIA

Ɣ 90245 (l Segundo Ɣ 90277 Redondo Beach *

Ɣ 90254 +ermosa Beach Ɣ 90278 Redondo Beach

Ɣ 90260 /awndale Ɣ 90503 Torrance

Ɣ 90266 Manhattan Beach Ɣ 90504 Torrance

Ɣ 90274 Palos 9erdes Peninsula Ɣ 90505 Torrance

Ɣ 90275 Rancho Palos 9erdes

*  Zip Code for the Beach Cities Health Center site location

EXHIBIT �

PRELIMINAR< PRIMAR< MAR.ET 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.

Redondo Beach CA - Demographic Summary 2018-2023?MarNet Area Def
8/28/2018
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DeLorme Street Atlas USA� ��1�

FIGURE 1
   PRIMAR< MAR.ET AREA DEFINITION   

Data use subject to license.

� De/orme. De/orme Street Atlas 8SA� 2015.

www.delorme.com

TN

MN �11���E�
0 1 2 3

0 1 2 3 4 5
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Scale 1 : 125,000
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EXHIBIT  �

SUMMAR< OF RE4UIRED AGE ��� CAPTURE RATE

FOR NEW ASSISTED LIVING UNITS IN THE PRIMAR< MAR.ET AREA

1�� Assisted Living Units

�11�,��� � Income
��� PMA

Pragmatic SeTuential Screening Process 1 Absorption Impact
<ear� ���� ����

(stimated Non-,nstitutionali]ed Age 75� +ouseholds 2 19,378 20,596

(stimated :eighted Average /evel of ,ncidence for AD/s for Age 75� Cohort 3 0.321 0.317

Subtotal 6,229 6,529

Apply Minimum 4ualifying �Private Pay� Annual ,ncome Screen 4 0.241 0.277

Subtotal Age/,ncome 4ualified +ouseholds 1,503 1,810
:ho Are (stimated to +ave AD/ Needs

/ess Competitive State-of-the-Art Assisted /iving 8nits: 5

([isting Occupied Assisted /iving 8nits �239� �239�
9acant/Planned Assisted /iving 8nits at 93% Occupancy �172� �172�
8nit  Turnover  # 45% of ([isting 8nits 6 �108� �108�

Subtotal Age/,ncome 4ualified Prospects 984 1,291

Additional 4ualified +ouseholds Due to +ome 399 461
(Tuity Considerations with ,ncidence /evel Applied 7

Net Age�Income 4ualified Available Prospects 1,383 1,752

Calculation of ReTuired Age ��� Capture Rates�

Number of Subject Assisted Living Units to be Absorbed  � �1 �1
Net Available Prospects in the PMA 1,��� 1,���

ReTuired Age ��� Capture Rate Factoring in ADL Incidence Levels ���� ����

1 Refer to ([hibit 7 for a more detailed e[planation of the supporting rationale and Ney assumptions
involved in the assisted living demand analysis.

2 Refer to ([hibit A-1 in Appendi[ A for the calculation of total age 75� households.
3 Refer to ([hibit 6 for calculation of levels of incidence for the need for AD/ services in the PMA.
4 Refer to ([hibit A-2 for the calculation of age 75� households who meet the minimum Tualifying

income  criteria  of $115,000 � .
5 Refer to ([hibit B-1 in Appendi[ B for the number of competitive units factored into the capture rate/demand analysis.
6 239 e[isting units [ 45% turnover  108 units.
7 Refer to ([hibits 8a and 8b for the home eTuity analysis/impact:

1,242 additional Tualifying households [ 0.321 incidence level 399 additional Tualified households in 2020�
1,455 additional Tualifying households [ 0.317 incidence level 461 additional Tualified households in 2023.

8 140 units [ 93% occupancy [ 70%  absorption  from  the  PMA      91 units.

+igh - Redondo Beach, CA 9



EXHIBIT  �

SUMMAR< OF RE4UIRED AGE ��� CAPTURE RATE

FOR NEW ASSISTED LIVING UNITS IN THE PRIMAR< MAR.ET AREA

1�� Assisted Living Units

�1��,��� � Income
��� PMA

Pragmatic SeTuential Screening Process 1 Absorption Impact
<ear� ���� ����

(stimated Non-,nstitutionali]ed Age 75� +ouseholds 2 19,378 20,596

(stimated :eighted Average /evel of ,ncidence for AD/s for Age 75� Cohort 3 0.321 0.317

Subtotal 6,229 6,529

Apply Minimum 4ualifying �Private Pay� Annual ,ncome Screen 4 0.213 0.248

Subtotal Age/,ncome 4ualified +ouseholds 1,330 1,620
:ho Are (stimated to +ave AD/ Needs

/ess Competitive State-of-the-Art Assisted /iving 8nits: 5

([isting Occupied Assisted /iving 8nits �239� �239�
9acant/Planned Assisted /iving 8nits at 93% Occupancy �172� �172�
8nit  Turnover  # 45% of ([isting 8nits 6 �108� �108�

Subtotal Age/,ncome 4ualified Prospects 811 1,101

Additional 4ualified +ouseholds Due to +ome 336 400
(Tuity Considerations with ,ncidence /evel Applied 7

Net Age�Income 4ualified Available Prospects 1,146 1,502

Calculation of ReTuired Age ��� Capture Rates�

Number of Subject Assisted Living Units to be Absorbed  � �1 �1
Net Available Prospects in the PMA 1,1�� 1,���

ReTuired Age ��� Capture Rate Factoring in ADL Incidence Levels ���� ��1�

1 Refer to ([hibit 7 for a more detailed e[planation of the supporting rationale and Ney assumptions
involved in the assisted living demand analysis.

2 Refer to ([hibit A-1 in Appendi[ A for the calculation of total age 75� households.
3 Refer to ([hibit 6 for calculation of levels of incidence for the need for AD/ services in the PMA.
4 Refer to ([hibit A-4 for the calculation of age 75� households who meet the minimum Tualifying

income  criteria  of $125,000 � .
5 Refer to ([hibit B-1 in Appendi[ B for the number of competitive units factored into the capture rate/demand analysis.
6 239 e[isting units [ 45% turnover  108 units.
7 Refer to ([hibits 8a and 8b for the home eTuity analysis/impact:

1,045 additional Tualifying households [ 0.321 incidence level 336 additional Tualified households in 2020�
1,263 additional Tualifying households [ 0.317 incidence level 400 additional Tualified households in 2023.

8 140 units [ 93% occupancy [ 70%  absorption  from  the  PMA      91 units.

+igh - Redondo Beach, CA 10



EXHIBIT  �

SUMMAR< OF RE4UIRED AGE ��� CAPTURE RATE

FOR NEW ASSISTED LIVING UNITS IN THE PRIMAR< MAR.ET AREA

1�� Assisted Living Units

�1��,��� � Income
��� PMA

Pragmatic SeTuential Screening Process 1 Absorption Impact
<ear� ���� ����

(stimated Non-,nstitutionali]ed Age 75� +ouseholds 2 19,378 20,596

(stimated :eighted Average /evel of ,ncidence for AD/s for Age 75� Cohort 3 0.321 0.317

Subtotal 6,229 6,529

Apply Minimum 4ualifying �Private Pay� Annual ,ncome Screen 4 0.193 0.226

Subtotal Age/,ncome 4ualified +ouseholds 1,200 1,478
:ho Are (stimated to +ave AD/ Needs

/ess Competitive State-of-the-Art Assisted /iving 8nits: 5

([isting Occupied Assisted /iving 8nits �239� �239�
9acant/Planned Assisted /iving 8nits at 93% Occupancy �172� �172�
8nit  Turnover  # 45% of ([isting 8nits 6 �108� �108�

Subtotal Age/,ncome 4ualified Prospects 681 959

Additional 4ualified +ouseholds Due to +ome 298 357
(Tuity Considerations with ,ncidence /evel Applied 7

Net Age�Income 4ualified Available Prospects 979 1,316

Calculation of ReTuired Age ��� Capture Rates�

Number of Subject Assisted Living Units to be Absorbed � �1 �1
Net Available Prospects in the PMA ��� 1,�1�

ReTuired Age ��� Capture Rate Factoring in ADL Incidence Levels ���� ����

1 Refer to ([hibit 7 for a more detailed e[planation of the supporting rationale and Ney assumptions
involved in the assisted living demand analysis.

2 Refer to ([hibit A-1 in Appendi[ A for the calculation of total age 75� households.
3 Refer to ([hibit 6 for calculation of levels of incidence for the need for AD/ services in the PMA.
4 Refer to ([hibit A-6 for the calculation of age 75� households who meet the minimum Tualifying

income  criteria  of $135,000 � .
5 Refer to ([hibit B-1 in Appendi[ B for the number of competitive units factored into the capture rate/demand analysis.
6 239 e[isting units [ 45% turnover  108 units.
7 Refer to ([hibits 8a and 8b for the home eTuity analysis/impact:

927 additional Tualifying households [ 0.321 incidence level 298 additional Tualified households in 2020�
1,127 additional Tualifying households [ 0.317 incidence level 357 additional Tualified households in 2023.

8 140 units [ 93% occupancy [ 70%  absorption  from  the  PMA      91 units.

+igh - Redondo Beach, CA 11



EXHIBIT  �

CALCULATION OF WEIGHTED AVERAGE LEVEL OF INCIDENCE

FOR ASSISTANCE WITH ACTIVITIES OF DAILY LIVING

FOR THE PRIMAR< MAR.ET AREA

2018 Estimated 2018 Age 75� Seniors
Age 75� Level of (stimated to ReTuire

Age Cohort Population Incidence Assistance with AD/s
75 to 79 11,085 ����� 2,217
80 to 84 9,070 �1��� 2,812

85� 8,652 ����� 4,326
Total 28,807 9,355

Weighted Average 32.5%

2020 Estimated 2020 Age 75� Seniors
Age 75� Level of (stimated to ReTuire

Age Cohort Population Incidence Assistance with AD/s
75 to 79 11,834 ����� 2,367
80 to 84 9,683 �1��� 3,002

85� 8,669 ����� 4,334
Total 30,186 9,703

Weighted Average 32.1%

2023 Estimated 2023 Age 75� Seniors
Age 75� Level of (stimated to ReTuire

Age Cohort Population Incidence Assistance with AD/s
75 to 79 12,958 ����� 2,592
80 to 84 10,602 �1��� 3,287

85� 8,694 ����� 4,347
Total 32,254 10,225

Weighted Average 31.7%

This e[hibit summari]es the calculation of the weighted average incidence
level for the Age 75� households in the Primary MarNet Area  -  based on
factors by age cohort.  This weighted average level of incidence is utili]ed
in the capture rate models outlined in ([hibits 3 through 5.

Sources: 8.S. Bureau of the Census, the Need for Personal Assistance :ith
(veryday Activities:  Recipients and Caregivers
Nielsen
MDS Analysis

+igh - Redondo Beach, CA 12



EXHIBIT  � 

SUPPORTING RATIONALE AND .E< ASSUMPTIONS 

INVOLVED IN 4UANTIF<ING THE DEMAND 

FOR STATE�OF�THE�ART ASSISTED LIVING 

The MDS approach utili]ed in determining assisted living demand involves the following 
pragmatic seTuential screening process: 

,. Total Age ��� Non�Institutionali]ed Households - The estimated number of age 
75� non-institutionali]ed households in the Primary MarNet Area is first 
determined.  This figure is considered to be conservative in that it does not include 
age 75� households which reside in households headed by a person who is not 
age 75 or older - such as adult children/relatives, etc. ,t also screens out those 
persons who reside in group Tuarters, nursing homes or other institutionali]ed 
settings. 

,,. Need�Driven Incidence Level Screen - The estimated weighted average level of
incidence for the need for assistance with the activities of daily living �AD/s� within
the age 75� household cohort is determined. ([hibit 6 summari]es the calculation
of the weighted average incidence level utili]ed in this analysis for the PMA. This
gross total of age and incidence level Tualified households represents a need-
driven pool of prospects which are the true marNet for assisted living - e[clusive of
income Tualification and consideration of e[isting comparable/competitive product
offerings.

,,,. Minimum Annual �Private Pay� Income 4ualification Screen - These age and
incidence level �need-driven� Tualified Senior households are adjusted to include
only those income Tualified households based on annual after-ta[ cash flow
income alone - allowing for discretionary e[penditures and e[clusive of economic
support by children and spend-down of assets. This minimum Tualifying income
screen should be sufficient to support the proposed marNet rate assisted living
monthly service fees. The income screening process essentially eliminates
e[isting residents of traditionally lower Tuality, older/smaller board and care type
facilities which typically reTuire monthly fees lower than those that would be
established for the new units being considered for the proposed new community.

,9. Home Sale�ETuity Investment Impact - The impact of homeowner eTuity
liTuidation is factored into the demand analysis. This analysis assumes that the
minimum Tualifying income criteria 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-ta[ sales proceeds �refer to
([hibits 8a through 9 summari]e the home eTuity impact analysis�.

13



E[hibit  � 
Supporting Rationale and .ey Assumptions 
Involved in 4uantifying the Demand 
for State�of�the�Art Assisted Living 

9. Current Competitive Supply Adjustment - Senior households currently residing 
in e[isting comparable assisted living communities were then subtracted from the 
targeted pool of age, income and incidence level Tualified households �refer to 
Appendi[ B for a list of assisted living competitors factored into this analysis�. 

9,. Adjustment for Overall Market Stabili]ed Occupancy - 9acant and planned
purpose-built assisted living units are assumed to be filled to 93% occupancy. ,t is
presumed that all vacant and planned units would achieve 93% occupancy before
evaluating the future net demand �refer to Appendi[ B�.

9,,. Compensation for Annual Unit Turnover - )inally, annual resident turnover of
appro[imately 45% for assisted living is calculated and subtracted for e[isting
occupied units. This factor accounts for units at e[isting competitive projects that
will constantly �annually� need to be refilled or re-occupied due to resident attrition.

The bottom-line result of this detailed analysis and screening process is to identify 
the net pool of age, income and incidence level qualified Senior households that 
are currently need-driven and would qualify for assisted living.  

14
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EXHIBIT  � 

EXPLANATION OF CALCULATION�4UANTIFICATION 

OF POTENTIAL IMPACT OF HOME E4UIT< 

MDS has conducted an analysis giving consideration to the impact of home eTuity 
potential on Senior household incomes in the Primary MarNet Area �refer to ([hibits 8a 
and 8b�. This analysis assumes that the minimum cash floZ income threshold 
could be reduced �for those Seniors selling their homes� due to the additional 
annual cash floZ that Zould result from the sale of a home and the reinvestment 
of the net after�ta[ sales proceeds� This analysis was accomplished as follows: 

1. MDS assumed that the net eTuity �after closing costs� earned from the
sale of these Seniors
 homes would be eTual to 90% of the sales value
and that this eTuity could be invested at 4% �average over a three to four
year period�, which would generate an additional annual cash flow of
$25,599 in 2020 and $25,931 in 2023.

2. MDS then reduced the minimum income criteria of $115,000 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 Tualified
households that would now Tualify at the new reduced income level.

3. MDS again reduced the new age and income Tualified households to
reflect only that percentage that are estimated to be homeowners �versus
renters� in the Primary MarNet Area. Based on census data, it is estimated
that appro[imately 80% of Seniors live in owner-occupied units.

As can be seen from E[hibit �a, appro[imately 1,��� additional age ��� 
households �Zhose income is beloZ �11�,���� Zould be Tualified at this level, 
providing they could sell their home and invest the net eTuity at ��, thereby 
supplementing their e[isting annual cash floZ income� 
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EXHIBIT  1�

CALCULATION OF WEIGHTED AVERAGE LEVEL OF INCIDENCE

FOR ALZHEIMER'S DISEASE/RELATED DEMENTIA

IN THE PRIMAR< MAR.ET AREA

Estimated Level
of Incidence

2018 for Al]heimer
s 2018 Age 75� Seniors
Age 75� Disease�Related (stimated :ith

Age Cohort Population Dementia Al]heimer
s/Dementia
75 to 84 20,155 1���� 3,769

85� 8,652 ����� 4,084
Total 28,807 7,853

Weighted Average 27.3%

Estimated Level
of Incidence

2020 for Al]heimer
s 2020 Age 75� Seniors
Age 75� Disease�Related (stimated :ith

Age Cohort Population Dementia Al]heimer
s/Dementia
75 to 84 21,517 1���� 4,024

85� 8,669 ����� 4,092
Total 30,186 8,115

Weighted Average 26.9%

Estimated Level
of Incidence

2023 for Al]heimer
s 2023 Age 75� Seniors
Age 75� Disease�Related (stimated :ith

Age Cohort Population Dementia Al]heimer
s/Dementia
75 to 84 23,560 1���� 4,406

85� 8,694 ����� 4,104
Total 32,254 8,509

Weighted Average 26.4%

This e[hibit summari]es the calculation of the weighted average incidence
level for Al]heimer
s Disease or other related dementia in this PMA.
This weighted average level of incidence is utili]ed in the Al]heimer
s
capture rate models outlined in ([hibits 11 and 12.

Sources: Al]heimer
s Association
Nielsen
MDS Analysis

+igh - Redondo Beach, CA 18



EXHIBIT  11

MAR.ET  DEMAND � CAPTURE  RATE  MODEL  FOR  AL=HEIMER
S � RELATED

DEMENTIA  UNITS  IN  AN  ASSISTED  LIVING  SETTING

1�� Beds

�1��,��� �  Income
��� PMA

Pragmatic SeTuential Screening Process   Absorption  Impact
<ear� ���� ����

1. (stimated Non-,nstitutionali]ed Age 75� +ouseholds 1 19,378 20,596

2. /ess ([isting and Planned/Announced Assisted /iving 8nits: �968� �968�
Subtotal 18,410 19,628

3. (stimated level of ,ncidence of Dementia 2 0.269 0.264

Subtotal - Dementia /evel of ,ncidence 4,949 5,178

4. 4ualifying ,ncome Screen: $135,000 � 3 0.193 0.226

Subtotal ,ncome 4ualified +ouseholds 954 1,172

5. Additional Age/,ncome 4ualified +ouseholds Available
Due to ,mpact of +ome Sale/(Tuity 4 125 149

Subtotal (Tuity Adjusted +ouseholds 1,078 1,321

6. /ess Occupied Al]heimer
s/Dementia 8nits 5 �120� �120�

7. /ess 9acant and Planned Al]heimer
s/Dementia 8nits 5

�# 93% Occupancy� �81� �81�

8. /ess Annual Turnover  # 45% of Occupied 8nits �54� �54�

9. Net Potential Prospects for Al]heimer
s )acility 822 1,065

10. COMPUTATION  OF  RE4UIRED  CAPTURE  RATE

Subject Proposed 8nits to be Absorbed 6 78 78
Potential 4ualified +ouseholds 822 1,065

  PRO-ECT  CAPTURE  RATES   �for 1�� beds� ���� ����

Source:  Moore Diversified Services, ,nc.
Nielsen

1 These are non-institutionali]ed households - does not include persons in nursing
homes or institutionali]ed group Tuarters.  �Refer to ([hibit A-1 in Appendi[ A.�

2 ,nformation provided by The Al]heimer
s Disease and Related Disorders Association, ,nc.
The incidence level is a weighted average of two age cohorts - age 75 to 84 and 85�.

3 Refer to ([hibit A-6 in Appendi[ A.
4 Refer to ([hibits 8a and 8b - applied level of incidence and assumed that only 50% of these

residents would be coming directly from their own home  - see calculation below:
927 [ 26.9% [ 50.0%  125 for year 2020�

1,127 [ 26.4% [ 50.0%  149 for year 2023.
5 Refer to ([hibit B-2 in Appendi[ B for a list of Al]heimer
s/special care communities

factored into this analysis.
6 120 units  [ 93% occupancy  [ 70% absorption from PMA   78 units

to be filled by Tualified prospects residing in the PMA.

+igh - Redondo Beach, CA 19



EXHIBIT  1�

MAR.ET  DEMAND � CAPTURE  RATE  MODEL  FOR  AL=HEIMER
S � RELATED

DEMENTIA  UNITS  IN  AN  ASSISTED  LIVING  SETTING

1�� Beds

�1��,��� �  Income
��� PMA

Pragmatic SeTuential Screening Process   Absorption  Impact
<ear� ���� ����

1. (stimated Non-,nstitutionali]ed Age 75� +ouseholds 1 19,378 20,596

2. /ess ([isting and Planned/Announced Assisted /iving 8nits: �968� �968�
Subtotal 18,410 19,628

3. (stimated level of ,ncidence of Dementia 2 0.269 0.264

Subtotal - Dementia /evel of ,ncidence 4,949 5,178

4. 4ualifying ,ncome Screen: $145,000 � 3 0.172 0.204

Subtotal ,ncome 4ualified +ouseholds 851 1,059

5. Additional Age/,ncome 4ualified +ouseholds Available
Due to ,mpact of +ome Sale/(Tuity 4 111 133

Subtotal (Tuity Adjusted +ouseholds 962 1,192

6. /ess Occupied Al]heimer
s/Dementia 8nits 5 �120� �120�

7. /ess 9acant and Planned Al]heimer
s/Dementia 8nits 5

�# 93% Occupancy� �81� �81�

8. /ess Annual Turnover  # 45% of Occupied 8nits �54� �54�

9. Net Potential Prospects for Al]heimer
s )acility 706 936

10. COMPUTATION  OF  RE4UIRED  CAPTURE  RATE

Subject Proposed 8nits to be Absorbed 6 78 78
Potential 4ualified +ouseholds 706 936

  PRO-ECT  CAPTURE  RATES   �for 1�� beds� 11�1� ����

Source:  Moore Diversified Services, ,nc.
Nielsen

1 These are non-institutionali]ed households - does not include persons in nursing
homes or institutionali]ed group Tuarters.  �Refer to ([hibit A-1 in Appendi[ A.�

2 ,nformation provided by The Al]heimer
s Disease and Related Disorders Association, ,nc.
The incidence level is a weighted average of two age cohorts - age 75 to 84 and 85�.

3 Refer to ([hibit A-7 in Appendi[ A.
4 Refer to ([hibits 8a and 8b - applied level of incidence and assumed that only 50% of these

residents would be coming directly from their own home  - see calculation below:
823 [ 26.9% [ 50.0%  111 for year 2020�

1,008 [ 26.4% [ 50.0%  133 for year 2023.
5 Refer to ([hibit B-2 in Appendi[ B for a list of Al]heimer
s/special care communities

factored into this analysis.
6 120 units  [ 93% occupancy  [ 70% absorption from PMA   78 units

to be filled by Tualified prospects residing in the PMA.

+igh - Redondo Beach, CA 20
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EXHIBIT A�1

AGE ��� AND AGE ��� HOUSEHOLD GROWTH IN THE PRIMAR< MAR.ET AREA

       Number of
      +ouseholds

<ear 65-74 75    �

2000 15,215 12,089
2018 22,024 18,606
2020 23,706 19,378
2023 26,472 20,596

Change in +ouseholds 2018 - 2023
- Absolute 4,448 1,990
- Percentage 20.20% 10.70%

Average Annual % Change 2018 - 2023 3.75% 2.05%

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

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

Sources: Nielsen
Moore Diversified Services, ,nc.

+igh - Redondo Beach, CA A-1



EXHIBIT A��

CALCULATION FOR INCOME 4UALIF<ING CRITERIA IN THE PRIMAR< MAR.ET AREA

    Income Qualification Level: $115,000

     Number of +ouseholds
<ear 65-74 75    �

2000 1 2,633 1,210
2018 1 9,409 4,094
2020 10,776 4,676
2023 1 13,208 5,708

Change in ,ncome
4ualified +ouseholds 2018 - 2023

- Absolute 3,799 1,615
- Percentage 40.37% 39.44%

Average Annual % Change 7.02% 6.88%

4ualified +ouseholds - ��1� 9,409 4,094
Total +ouseholds       - ��1� 2 22,024 18,606

% ,ncome 4ualified  # $115,000 �   in ��1� 42.7% 22.0%

4ualified +ouseholds - ���� 10,776 4,676
Total +ouseholds       - ���� 2 23,706 19,378

% ,ncome 4ualified  # $115,000 �   in ���� 45.5% 24.1%

4ualified +ouseholds - ���� 13,208 5,708
Total +ouseholds       - ���� 2 26,472 20,596

% ,ncome 4ualified  # $115,000 �   in ���� 49.9% 27.7%

Sources: Nielsen
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Claritas and included in Appendix C.
2  The denominator in this calculation (total  2017  households) is provided on Exhibit A-1.
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EXHIBIT A��

CALCULATION FOR INCOME 4UALIF<ING CRITERIA IN THE PRIMAR< MAR.ET AREA

    Income Qualification Level: $120,000

     Number of +ouseholds
<ear 65-74 75    �

2000 1 2,389 1,119
2018 1 8,922 3,843
2020 10,252 4,406
2023 1 12,627 5,410

Change in ,ncome
4ualified +ouseholds 2018 - 2023

- Absolute 3,706 1,567
- Percentage 41.54% 40.77%

Average Annual % Change 7.19% 7.08%

4ualified +ouseholds - ��1� 8,922 3,843
Total +ouseholds       - ��1� 2 22,024 18,606

% ,ncome 4ualified  # $120,000 �   in ��1� 40.5% 20.7%

4ualified +ouseholds - ���� 10,252 4,406
Total +ouseholds       - ���� 2 23,706 19,378

% ,ncome 4ualified  # $120,000 �   in ���� 43.2% 22.7%

4ualified +ouseholds - ���� 12,627 5,410
Total +ouseholds       - ���� 2 26,472 20,596

% ,ncome 4ualified  # $120,000 �   in ���� 47.7% 26.3%

Sources: Nielsen
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Claritas and included in Appendix C.
2  The denominator in this calculation (total  2017  households) is provided on Exhibit A-1.
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EXHIBIT A��

CALCULATION FOR INCOME 4UALIF<ING CRITERIA IN THE PRIMAR< MAR.ET AREA

    Income Qualification Level: $125,000

     Number of +ouseholds
<ear 65-74 75    �

2000 1 2,145 1,029
2018 1 8,434 3,592
2020 9,727 4,136
2023 1 12,047 5,111

Change in ,ncome
4ualified +ouseholds 2018 - 2023

- Absolute 3,613 1,519
- Percentage 42.84% 42.29%

Average Annual % Change 7.39% 7.31%

4ualified +ouseholds - ��1� 8,434 3,592
Total +ouseholds       - ��1� 2 22,024 18,606

% ,ncome 4ualified  # $125,000 �   in ��1� 38.3% 19.3%

4ualified +ouseholds - ���� 9,727 4,136
Total +ouseholds       - ���� 2 23,706 19,378

% ,ncome 4ualified  # $125,000 �   in ���� 41.0% 21.3%

4ualified +ouseholds - ���� 12,047 5,111
Total +ouseholds       - ���� 2 26,472 20,596

% ,ncome 4ualified  # $125,000 �   in ���� 45.5% 24.8%

Sources: Nielsen
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Claritas and included in Appendix C.
2  The denominator in this calculation (total  2017  households) is provided on Exhibit A-1.
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EXHIBIT A��

CALCULATION FOR INCOME 4UALIF<ING CRITERIA IN THE PRIMAR< MAR.ET AREA

    Income Qualification Level: $130,000

     Number of +ouseholds
<ear 65-74 75    �

2000 1 2,019 966
2018 1 8,046 3,406
2020 9,305 3,935
2023 1 11,573 4,886

Change in ,ncome
4ualified +ouseholds 2018 - 2023

- Absolute 3,526 1,480
- Percentage 43.82% 43.44%

Average Annual % Change 7.54% 7.48%

4ualified +ouseholds - ��1� 8,046 3,406
Total +ouseholds       - ��1� 2 22,024 18,606

% ,ncome 4ualified  # $130,000 �   in ��1� 36.5% 18.3%

4ualified +ouseholds - ���� 9,305 3,935
Total +ouseholds       - ���� 2 23,706 19,378

% ,ncome 4ualified  # $130,000 �   in ���� 39.3% 20.3%

4ualified +ouseholds - ���� 11,573 4,886
Total +ouseholds       - ���� 2 26,472 20,596

% ,ncome 4ualified  # $130,000 �   in ���� 43.7% 23.7%

Sources: Nielsen
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Claritas and included in Appendix C.
2  The denominator in this calculation (total  2017  households) is provided on Exhibit A-1.
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EXHIBIT A��

CALCULATION FOR INCOME 4UALIF<ING CRITERIA IN THE PRIMAR< MAR.ET AREA

    Income Qualification Level: $135,000

     Number of +ouseholds
<ear 65-74 75    �

2000 1 1,893 903
2018 1 7,659 3,221
2020 8,884 3,734
2023 1 11,098 4,661

Change in ,ncome
4ualified +ouseholds 2018 - 2023

- Absolute 3,439 1,441
- Percentage 44.91% 44.73%

Average Annual % Change 7.70% 7.67%

4ualified +ouseholds - ��1� 7,659 3,221
Total +ouseholds       - ��1� 2 22,024 18,606

% ,ncome 4ualified  # $135,000 �   in ���� 34.8% 17.3%

4ualified +ouseholds - ���� 8,884 3,734
Total +ouseholds       - ���� 2 23,706 19,378

% ,ncome 4ualified  # $135,000 �   in ���� 37.5% 19.3%

4ualified +ouseholds - ���� 11,098 4,661
Total +ouseholds       - ���� 2 26,472 20,596

% ,ncome 4ualified  # $135,000 �   in ���� 41.9% 22.6%

Sources: Nielsen
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Claritas and included in Appendix C.
2  The denominator in this calculation (total  2017  households) is provided on Exhibit A-1.
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EXHIBIT A��

CALCULATION FOR INCOME 4UALIF<ING CRITERIA IN THE PRIMAR< MAR.ET AREA

    Income Qualification Level: $145,000

     Number of +ouseholds
<ear 65-74 75    �

2000 1 1,642 776
2018 1 6,884 2,850
2020 8,040 3,332
2023 1 10,149 4,212

Change in ,ncome
4ualified +ouseholds 2018 - 2023

- Absolute 3,266 1,362
- Percentage 47.44% 47.80%

Average Annual % Change 8.07% 8.13%

4ualified +ouseholds - ��1� 6,884 2,850
Total +ouseholds       - ��1� 2 22,024 18,606

% ,ncome 4ualified  # $145,000 �   in ��1� 31.3% 15.3%

4ualified +ouseholds - ���� 8,040 3,332
Total +ouseholds       - ���� 2 23,706 19,378

% ,ncome 4ualified  # $145,000 �   in ���� 33.9% 17.2%

4ualified +ouseholds - ���� 10,149 4,212
Total +ouseholds       - ���� 2 26,472 20,596

% ,ncome 4ualified  # $145,000 �   in ���� 38.3% 20.4%

Sources: Nielsen
MDS Analysis

1  Figures pulled from detailed demographic runs acquired from Claritas and included in Appendix C.
2  The denominator in this calculation (total  2017  households) is provided on Exhibit A-1.
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APPENDIX B

SUMMARY OF COMPETITIVE

ASSISTED LIVING

AND ALZHEIMER’S/MEMORY CARE UNITS

FACTORED INTO THE

CAPTURE RATE/DEMAND MODELS



EXHIBIT  B�1

SUMMAR<  OF  COMPETITIVE  ASSISTED  LIVING  UNITS

FACTORED  INTO  THE  CAPTURE  RATE � DEMAND  MODELS

Redondo Beach, CA
Primary Market Area

Total     Percent Planned/
Project Name 8nits     :eight 1 Occupied 9acant Announced

Units With Pricing That Is
LoZer Than Subject Community �

Palos 9erdes 9illas 71 70 50 0 0
Spring Assisted /iving 51 70 36 0 0
9illa Sorrento 100 70 70 0 0

Total Units ReTuiring
4ualifying Incomes LoZer 222 155 0 0
Than the Minimum
Threshold Assumed Herein �

Units With Pricing That Is
Comparable To Or Higher Than Number of 8nits )actored ,nto the
The Subject Community � Capture Rate/Demand Model
Belmont 9illage 91 70 % 64 0 0
The Canterbury 28 70 20 0 0
+untington Retirement +otel 67 70 47 0 0
Sunrise of +ermosa Beach 65 70 46 0 0
Sunrise of Palos 9erdes 37 70 26 0 0
:elbrooN South Bay 54 70 38 0 0
.ensington Assisted /iving 60 70 0 0 60
Del Amo Senior 9illage 66 70 0 0 66
Sunrise Senior /iving 75 70 0 0 75
Torrance Assisted /iving 63 70 0 0 63

Total Units Backed Out
�Subtracted� After the 606 239 0 264
Income Screen �

264 9acant/Planned 8nits #
93% Occupancy  246 8nits  ;
70% absorption from the PMA   
172 8nits

1 Percent of units estimated to be filled with households residing in the Primary MarNet Area.
2 ,t is assumed that these households have already been e[cluded from the pool of prospects through the income screening.
3 The minimum cash flow income reTuired to pay the monthly service fees is $155,000 or more.
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EXHIBIT  B��

SUMMAR<  OF  COMPETITIVE  AL=HEIMER
S  UNITS

FACTORED  INTO  THE  CAPTURE  RATE � DEMAND  MODELS

Redondo Beach, CA
Primary Market Area

Total     Percent Planned/
Project Name 8nits     :eight 1 Occupied 9acant Announced

Units With Pricing That Is
LoZer Than Subject Community �

None 0 70 % 0 0 0

Total Units ReTuiring
4ualifying Incomes LoZer 0 0 0 0
Than the Minimum
Threshold Assumed Herein �

Units With Pricing That Is
Comparable To Or Higher Than Number of 8nits )actored ,nto the
The Subject Community � Capture Rate/Demand Model
Belmont 9illage 24 70 % 17 0 0
Rose *arden Court at +untington 30 70 21 0 0
Sunrise of +ermosa Beach 15 70 11 0 0
Sunrise of Palos 9erdes 40 70 28 0 0
:ellbrooN South Bay 63 70 44 0 0
.ensington Assisted /iving 34 70 0 0 34
Del Amo Senior 9illage 34 70 0 0 34
Sunrise Senior /iving 36 70 0 0 36
Torrance Assisted /iving 21 70 0 0 21

Total Units Backed Out
�Subtracted� After the 297 120 0 125
Income Screen �

125 9acant/Planned 8nits #
93% Occupancy  116 8nits  ;
70% absorption from the PMA   
81 8nits

1 Percent of units estimated to be filled with households residing in the Primary MarNet Area.
2 ,t is assumed that these households have already been e[cluded from the pool of prospects through the income screening
3 The minimum cash flow income reTuired to pay the monthly service fees is $115,000 or more.
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APPENDIX C

DETAILED DEMOGRAPHIC REPORTS

ACQUIRED FROM CLARITAS
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MDS Research Company, Inc.

Senior Life

Population*
Percent Growth (2000 to 2023)***

Population by Age*
Total Population
Age 45 to 54
Age 55 to 64
Age 65 to 74
Age 75 to 84
Age 85 and over

Age 65 and over
Total Population, Male
Age 45 to 54
Age 55 to 64
Age 65 to 74
Age 75 to 84
Age 85 and over

Age 65 and over
Total Population, Female
Age 45 to 54
Age 55 to 64
Age 65 to 74
Age 75 to 84
Age 85 and over

Age 65 and over

Redondo Beach, CA - PMA
%2000/2010

Census
%2018

Estimate
%2023

Projection
362,967 373,797 383,731

3.84% 2.98% 2.66%

362,967 373,797 383,731
17.15%62,236 15.33%57,287 13.54%51,958
12.17%44,158 14.90%55,691 15.60%59,850
 7.39%26,821  9.89%36,980 11.74%45,033
 4.94%17,944  5.39%20,155  6.14%23,560
 2.01%7,285  2.31%8,652  2.27%8,694

14.34%52,050 17.60%65,787 20.14%77,287
179,143 184,013 188,693

17.24%30,889 14.92%27,450 13.12%24,758
12.16%21,776 14.89%27,398 15.35%28,967
 7.15%12,811  9.60%17,658 11.46%21,622
 4.40%7,887  4.93%9,074  5.62%10,596
 1.54%2,750  1.80%3,318  1.74%3,290

13.09%23,448 16.33%30,050 18.82%35,508
183,824 189,784 195,038

17.05%31,347 15.72%29,837 13.95%27,200
12.18%22,382 14.91%28,293 15.83%30,883
 7.62%14,010 10.18%19,322 12.00%23,411
 5.47%10,057  5.84%11,081  6.65%12,964
 2.47%4,535  2.81%5,334  2.77%5,404

15.56%28,602 18.83%35,737 21.42%41,779

© 2018, Environics Analytics. All Rights Reserved
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MDS Research Company, Inc.

Senior Life

Population by Single-Classification 
Race*

White Alone
Age 65 and over
Black or African American Alone
Age 65 and over
American Indian and Alaska Native 
Alone
Age 65 and over
Asian Alone
Age 65 and over
Native Hawaiian and Other Pacific 
Islander Alone
Age 65 and over
Some Other Race Alone
Age 65 and over
Two or More Races
Age 65 and over

Population by Hispanic or Latino*
Hispanic or Latino
Age 65 and over
Not Hispanic or Latino

Redondo Beach, CA - PMA
%2000/2010

Census
%2018

Estimate
%2023

Projection

232,323 222,867 218,187
17.36%40,337 21.69%48,342 24.96%54,451

10,679 11,779 12,510
 8.26%882 10.99%1,294 13.50%1,689

1,327 1,467 1,543

 9.87%131 12.82%188 15.49%239
78,020 88,292 95,727

11.53%8,996 14.89%13,151 17.66%16,908
1,177 1,280 1,361

 7.05%83 10.55%135 12.93%176
20,431 23,593 25,900

 4.31%881  5.96%1,407  7.47%1,934
19,010 24,519 28,503

 3.83%728  5.22%1,279  6.60%1,882

60,024 66,189 70,510
 7.37%4,421  9.73%6,439 11.69%8,240

302,943 307,608 313,221

© 2018, Environics Analytics. All Rights Reserved
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MDS Research Company, Inc.

Senior Life

Households by HH Income by Age of 
Householder**

Householder Age 45 to 54
Income Less than $15,000
Income $15,000 to $24,999
Income $25,000 to $34,999
Income $35,000 to $49,999
Income $50,000 to $74,999
Income $75,000 to $99,999
Income $100,000 to $124,999
Income $125,000 to $149,999
Income $150,000 to $199,999
Income $200,000 or more

Median Household Income

Households by HH Income by Age of 
Householder**

Householder Age 55 to 64
Income Less than $15,000
Income $15,000 to $24,999
Income $25,000 to $34,999
Income $35,000 to $49,999
Income $50,000 to $74,999
Income $75,000 to $99,999
Income $100,000 to $124,999
Income $125,000 to $149,999
Income $150,000 to $199,999
Income $200,000 or more

Median Household Income

Households by HH Income by Age of 
Householder**

Householder Age 65 to 74
Income Less than $15,000
Income $15,000 to $24,999
Income $25,000 to $34,999
Income $35,000 to $49,999
Income $50,000 to $74,999
Income $75,000 to $99,999
Income $100,000 to $124,999
Income $125,000 to $149,999
Income $150,000 to $199,999
Income $200,000 or more

Median Household Income

Households by HH Income by Age of 
Householder**

Householder Age 75 to 84
Income Less than $15,000
Income $15,000 to $24,999
Income $25,000 to $34,999
Income $35,000 to $49,999
Income $50,000 to $74,999
Income $75,000 to $99,999
Income $100,000 to $124,999
Income $125,000 to $149,999
Income $150,000 to $199,999
Income $200,000 or more

Redondo Beach, CA - PMA
%2000/2010

Census
%2018

Estimate
%2023

Projection

29,614 31,446 28,406
 5.26%1,559  2.85%897  2.15%612
 4.32%1,280  2.23%701  1.64%465
 6.27%1,857  2.85%895  2.29%651
10.53%3,117  5.09%1,602  4.19%1,190
18.17%5,381 10.09%3,173  8.73%2,480
14.33%4,243 11.20%3,523  9.77%2,774
12.12%3,589  9.97%3,134  9.00%2,556
 7.63%2,261  9.00%2,831  8.71%2,475
 9.51%2,815 15.14%4,760 15.33%4,355
11.86%3,512 31.58%9,930 38.19%10,848

$ 84,504 $ 140,878 $ 161,481

19,557 31,456 33,436
 6.10%1,193  4.95%1,557  3.68%1,231
 5.39%1,054  3.41%1,073  2.56%856
 6.01%1,176  3.97%1,248  3.22%1,076
10.45%2,043  5.93%1,866  4.75%1,587
17.66%3,454 10.60%3,333  9.21%3,081
14.44%2,824 11.30%3,554 10.04%3,356
12.02%2,350 10.22%3,216  9.52%3,183
 8.00%1,564  8.42%2,648  8.25%2,757
 8.48%1,658 12.26%3,858 12.80%4,279
11.46%2,241 28.94%9,103 35.98%12,030

$ 82,600 $ 124,075 $ 146,291

15,215 22,024 26,472
11.52%1,753  5.83%1,284  4.76%1,260
10.42%1,586  5.46%1,202  4.37%1,158
10.28%1,564  6.58%1,449  5.38%1,423
16.12%2,453  8.44%1,858  7.12%1,885
18.00%2,738 13.23%2,913 11.57%3,062
11.54%1,756 11.11%2,446 10.33%2,735
 8.02%1,220 11.07%2,438 10.96%2,902
 4.13%629  8.80%1,938  8.96%2,372
 4.12%627 10.92%2,406 12.08%3,197
 5.84%889 18.57%4,090 24.47%6,478

$ 52,296 $ 98,569 $ 114,757

9,659 12,801 14,812
17.56%1,696  9.26%1,185  8.10%1,200
15.79%1,525 11.16%1,429  9.73%1,441
13.27%1,282 11.23%1,438  9.72%1,439
15.24%1,472 12.51%1,601 11.59%1,717
16.17%1,562 16.25%2,080 15.20%2,252
 9.30%898 10.55%1,350 10.40%1,540
 4.00%386  8.01%1,025  8.42%1,247
 2.54%245  4.90%627  5.30%785
 2.78%269  5.51%705  6.41%949
 3.35%324 10.63%1,361 15.14%2,242
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Median Household Income

Households by HH Income by Age of 
Householder**

Householder Age 85 and over
Income Less than $15,000
Income $15,000 to $24,999
Income $25,000 to $34,999
Income $35,000 to $49,999
Income $50,000 to $74,999
Income $75,000 to $99,999
Income $100,000 to $124,999
Income $125,000 to $149,999
Income $150,000 to $199,999
Income $200,000 or more

Median Household Income

Households by HH Income**
Total Household

Income Less than $15,000
Income $15,000 to $24,999
Income $25,000 to $34,999
Income $35,000 to $49,999
Income $50,000 to $74,999
Income $75,000 to $99,999
Income $100,000 to $124,999
Income $125,000 to $149,999
Income $150,000 to $199,999
Income $200,000 to $249,999
Income $250,000 to $499,999
Income $500,000 or more

Average Household Income

Median Household Income

Owner Occupied Housing Units by 
Value**
Total Owner-Occupied Housing Units

Value Less than $20,000
Value $20,000 to $39,999
Value $40,000 to $59,999
Value $60,000 to $79,999
Value $80,000 to $99,999
Value $100,000 to $149,999
Value $150,000 to $199,999
Value $200,000 to $299,999
Value $300,000 to $399,999
Value $400,000 to $499,999
Value $500,000 to $749,999
Value $750,000 to $999,999
Value $1,000,000 or more
Value $1,000,000 to $1,499,999
Value $1,500,000 to $1,999,999
Value $2,000,000 or more

Median All Owner-Occupied Housing 
Unit Value

Group Quarters by Population Type*

Redondo Beach, CA - PMA
%2000/2010

Census
%2018

Estimate
%2023

Projection
$ 38,327 $ 58,984 $ 67,862

2,430 5,805 5,784
26.05%633 17.30%1,004 15.53%898
17.61%428 16.37%950 14.57%843
12.35%300 12.37%718 11.53%667
13.17%320 12.11%703 11.65%674
13.46%327 13.49%783 13.33%771
 6.79%165  8.94%519  9.51%550
 2.72%66  3.94%229  4.25%246
 2.92%71  5.19%301  5.86%339
 2.59%63  4.69%272  5.64%326
 2.35%57  5.62%326  8.13%470

$ 30,133 $ 39,918 $ 45,772

141,182 146,696 150,572
 7.53%10,632  5.19%7,620  4.37%6,575
 6.79%9,593  4.51%6,623  3.83%5,773
 7.85%11,080  5.17%7,582  4.48%6,739
12.90%18,210  7.52%11,030  6.45%9,708
19.22%27,138 12.00%17,605 10.77%16,214
14.13%19,951 11.44%16,783 10.47%15,759
10.35%14,613  9.94%14,584  9.48%14,270
 6.18%8,727  8.55%12,543  8.47%12,753
 6.76%9,542 12.25%17,969 12.71%19,135
 3.27%4,621  7.69%11,282  8.97%13,508
 3.13%4,422  9.52%13,966 11.69%17,603
 1.88%2,653  6.21%9,109  8.32%12,535

$ 95,069 $ 152,980 $ 172,861

$ 69,416 $ 110,465 $ 125,486

81,643 85,948 88,136
 0.42%340  0.39%339  0.40%351
 0.86%699  0.12%99  0.11%97
 0.49%401  0.14%121  0.14%122
 0.40%329  0.17%149  0.16%137
 0.60%486  0.11%96  0.12%103
 2.53%2,069  0.21%178  0.21%187
 6.29%5,134  0.23%198  0.19%170
18.99%15,505  0.73%625  0.60%529
20.34%16,610  2.41%2,068  1.96%1,726
15.20%12,411  4.79%4,117  3.85%3,389
20.10%16,410 22.42%19,273 19.69%17,354
 8.28%6,757 24.74%21,262 22.74%20,042
 5.50%4,492 43.54%37,423 49.84%43,929

22.44%19,284 24.47%21,570
 9.77%8,398 11.55%10,183
11.33%9,741 13.82%12,176

$ 395,476 $ 711,079 $ 720,302

2,111 2,165 2,169
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Correctional Institutions
Nursing Homes
Other Institutions
College Dormitories
Military Quarters
Other Noninstitutional Quarters

Occupied Housing Units by Tenure*
Owner-Occupied
Renter-Occupied

Households by Tenure by Age of 
Householder*

Total Households

Owner-Occupied
Householder 55 to 64 years
Householder 65 to 74 years
Householder 75 to 84 years
Householder 85 years and over

Renter-Occupied
Householder 55 to 64 years
Householder 65 to 74 years
Householder 75 to 84 years
Householder 85 years and over

Copyright © 2018 Claritas, LLC.  All 
rights reserved.
*Census column is 2010 Data.
**Census column is 2000 Data.
***Percent growth figures are as follows: 
2010 (2000-2010), 2018 (2010-2018), 
and 2023 (2018-2023).

Redondo Beach, CA - PMA
%2000/2010

Census
%2018

Estimate
%2023

Projection
 0.28%6  0.28%6  0.28%6
33.92%716 33.95%735 33.93%736
 0.00%0  0.00%0  0.00%0
 6.21%131  6.24%135  6.22%135
 0.00%0  0.00%0  0.00%0
55.95%1,181 55.94%1,211 55.97%1,214

142,658 146,696 150,572
58.68%83,706 58.59%85,948 58.53%88,136
41.32%58,952 41.41%60,748 41.47%62,436

142,658 146,696 150,572

83,706 85,948 88,136
22.09%18,487 25.67%22,062 26.06%22,966
15.64%13,094 20.06%17,244 23.23%20,473
11.46%9,593 11.99%10,301 13.30%11,726
 4.52%3,787  4.89%4,200  4.72%4,158

58,952 60,748 62,436
12.11%7,139 15.46%9,394 16.77%10,470
 5.46%3,217  7.87%4,780  9.61%5,999
 3.46%2,037  4.12%2,500  4.94%3,086
 2.06%1,217  2.64%1,605  2.60%1,626
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Rank

1
2
3
4
5
6
7
8
9

10
11

Redondo Beach, CA - PMA
ZIP code List

90245   El Segundo
90254   Hermosa Beach
90260   Lawndale
90266   Manhattan Beach
90274   Palos Verdes Peninsula
90275   Rancho Palos Verdes
90277   Redondo Beach
90278   Redondo Beach
90503   Torrance
90504   Torrance
90505   Torrance

Total Households

7,299
9,726

10,546
14,064
9,924

16,057
17,670
16,611
18,049
12,033
14,717

Total
Rejected
Accepted

        11 Targets
         0 Targets
        11 Targets

146,696
0

146,696
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