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“We’ve seen the data. Baby boomers are planning for retirement and demand for quality senior living 
communities is scheduled to outpace available inventory. We’re hotel developers and want to do our first 
seniors housing project.”  
 
As the population ages and baby boomers move into different forms of seniors housing communities at 
an accelerated rate, first-time developers are increasingly entering the market. While perhaps not 
seasoned in the space, new entrants can succeed by considering the unique characteristics of the 
industry. It is common for those not in the industry to liken seniors housing projects to hotels, multi-family 
and other similar asset classes. While seniors housing does indeed share some qualities with these asset 
classes, it is unique in numerous important ways. we’ve identified various key distinctions for hotel 
developers to keep top of mind in pursuing projects in this industry. 
 
Regulated versus non-regulated 
 
While hospitality and other similar asset classes may be subject to minor local and state regulation, most 
seniors housing assets face more significant regulation that can vary drastically by jurisdiction. 
 
Over the past decade, the senior living industry has seen an increase in local and federal regulatory 
scrutiny on all areas of the care spectrum. Assisted Living Communities have seen increased scrutiny 
from a licensing and regulatory standpoint, as residents who would have previously lived in skilled nursing 
facilities are extending their stay in lower acuity care communities. Skilled Nursing Facilities have seen an 
uptick in billing and reimbursement scrutiny, as state and federal governments attempt to tighten their 
spending and cut down on fraudulent or sloppy billing practices. 
 
In short, there are now more barriers to entry for those looking to get into the industry, and more onerous 
asset management issues for those already operating in the space. 
 
Navigating the laws regarding certificates of need, licensure, facility design and construction, and ongoing 
operation requires engaging knowledgeable counsel who can advise on the regulatory arena in which 
your proposed community resides. New developers are also encouraged to partner with a 
manager/operator who has significant experience in the jurisdiction in which you are proposing to do 
business. 
 
Permanent residence; end of life; provision of care 
 
While hotel guests come and go on a nightly or weekly basis, seniors housing residents generally intend 
to stay long-term, in many cases for the remainder of their lives. Further, the service being provided is 
more than just a bedroom and bathroom; it is a safe and engaging atmosphere for seniors to live out the 
remainder of their lives under 24/7 monitoring tailored to the needs of the resident with assistance 
including daily living, meals, medication assistance, etc. 
 
With a somewhat decreased emphasis on the personal units and rooms, the community experience 
becomes one of the most important factors in a senior housing community. As many residents are 



oftentimes widowed or single, common areas are the focus of most communities to drive engagement 
amongst residents. Multiple dining rooms and varied dining options provide residents with the ability to 
alter their dining experience to their specific needs on any given day. 
 
Resident activity centers focus on keeping both the mind and the body of residents sharp. Movie theatres, 
game rooms, full service bars, beauty salons and spas are just some of the amenities that senior living 
residents are looking for in their communities. Particularly in the first-tier assisted and independent living 
facilities, limited or no amenity offerings will likely result in trouble from a marketing standpoint. 
 
Skilled versus unskilled labor 
 
Generally, hospitality developments do not require a highly skilled work force. Conversely, seniors 
housing staff are, on average, highly skilled and in many cases regulated by state and local governments. 
This results in higher wages, increased training and oversight by management and a smaller workforce 
pool to draw from. 
 
Finding, training and keeping professional and licensed staff is of paramount importance in ensuring the 
continued safety of the residents, and the protection of your investment in a senior care facility. 
Notwithstanding any preparations you may have taken, residents will get ill, mistakes will be made and 
plaintiffs attorneys will circle from time time. But picking the right operator and ensuring that they maintain 
adequate training and oversight programs to identify and minimize operational risk can oftentimes be the 
difference between a simple insurance claim and expensive litigation. 
 
Operational risk 
 
Unlike hospitality or multi-family assets, the senior housing industry deals on a daily basis with elderly and 
sometimes, ill residents. Ensuring that the community is designed in a safe manner and that staff are 
properly trained to care for residents are just a couple of the ways developers/operators of seniors 
housing communities can minimize operational risk at a community. Owners, operators and developers 
can further protect the community through contracting with skilled operators with a proven track record in 
the industry, maintaining appropriate types and levels of insurance and utilizing appropriate legal 
structures to minimize operational risks inherent in the senior living industry. 
 
Conclusion 
 
The data doesn’t lie – with over 10,000 Baby Boomers turning 65 each day, the senior living industry 
remains an expanding and profitable sector ripe for hospitality developers interested in broadening their 
development opportunities. Proper planning and sophisticated partners with a deep understanding of the 
market are prerequisites for those looking to turn this opportunity into a reality. 
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