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CBRE’s U.S. Seniors Housing & Care Investor Survey 

was conducted between January and February 2020, 

just before the economy was impacted by the 

COVID-19 pandemic. At the time, survey respondents 

had only a limited perception of the potential adverse 

impact of the pandemic. The capital markets 

environment is considerably different now.

Nevertheless, the results of this survey provide a solid 

benchmark of investor sentiment just before the 

COVID-19 outbreak in the U.S., which is expected to 

have significant implications on the industry. This is 

CBRE’s eighth Seniors Housing & Care Investor Survey 

over the past six years. As a result of this long legacy of 

consistent CBRE reporting methodology, the 

historical capitalization rate trends have been added 

to this report.

U.S. Seniors Housing & Care  
Investor Survey

The survey was sent to seniors housing industry 

leaders and, with nearly 150 respondents, received 

record participation for this period. Notably, for 

consistency of the dataset and continuity of trending, 

this survey had a response rate that included roughly 

90% of respondents to the prior survey (H1 2019).

In this trying time, the seniors housing industry has 

an opportunity to shine, providing quarantined 

sanctuaries for those who are among one of the most 

at-risk demographics. CBRE will continue to provide 

support to the industry, with the forthcoming H2 2020 

survey providing valuable trending data when 

juxtaposed with this benchmark reporting period.

Figure 1: Survey Respondent Categories (%)

24

21

14

H1 2019
H1 2020

16

12

13
18

24

522

22

10 Mix of Respondents

Broker

Institutional Investor

REIT

Developer

Private Capital Investor

Other

24

21

14

H1 2019
H1 2020

16

12

13
18

24

522

22

10 Mix of Respondents

Broker

Institutional Investor

REIT

Developer

Private Capital Investor

Other

Photograph courtesy of:
Carolina Bay, BCT Architects (design architect) 

and LS3P Associates (architect of record)

Wilmington, North Carolina 



CBRE Valuation & Advisory Services | CBRE Research © 2020 CBRE, Inc.  |  3

H1 2020U.S. SENIORS HOUSING & CARE INVESTOR SURVEY

The H1 2020 survey revealed that seniors housing 

capitalization rates continued to compress, after slight 

increases reported in the H1 2019 and 2018 surveys. 

As availability of Class A assets did not keep pace 

with investor demand, capitalization rates for Class 

B and C assets, as well as those in non-core markets, 

had the most significant compression from the H1 

2019 survey.

With capital continuing to flow into the seniors 

housing space, the investor pool is expanding its 

target asset profile to include non-core and secondary 

markets, as well as Class B and C assets.

Capitalization rates for core markets averaged about 

50 basis points (bps) lower than assets in non-core 

markets. As in the prior survey, independent living 

had the widest cap rate differential between core and 

non-core assets at 95 bps for Class A, 79 bps for Class 

B and 82 bps for Class C properties.  

The growing active adult segment of the industry 

was added to the H1 2020 survey. Cap rates for 

active adult communities ranged between 100 and 

130 bps below independent living rates, with 

fluctuations based on asset class and location. 

Overall, active adult rates averaged 118 bps below 

independent living. This delta in rates is expected 

when considering the limited services at active 

adult communities. 

Investor Survey Results 

CLASS A CLASS B CLASS C

Low (%) High (%) Avg. (%) Change (bps) Low (%) High (%) Avg. (%) Change (bps) Low (%) High (%) Avg. (%) Change (bps)

Co
re

Active Adult 3.0 6.0 4.4 - 3.0 6.0 5.2 - 4.0 7.0 6.3 -
Independent Living 4.0 8.0 5.5 9 4.0 8.0 6.3 -14 5.0 9.0 7.3 -38

Assisted Living 4.0 8.0 5.9 -19 4.0 8.0 6.6 -44 6.0 10.0 8.3 -20

Memory Care 5.0 9.0 6.9 -10 5.0 9.0 7.6 -17 6.0 10.0 8.6 -36

Skilled Nursing 10.0 14.0 11.1 -22 10.0 14.0 12.0 -22 11.0 15.0 13.3 -29

CCRC/LPC 6.0 10.0 7.2 -12 6.0 10.0 8.0 -1 7.0 11.0 9.2 -19

No
n-

Co
re

Active Adult 3.0 6.0 5.0 - 4.0 7.0 5.9 - 5.0 8.0 6.9 -

Independent Living 5.0 9.0 6.4 -8 5.0 9.0 7.1 -16 6.0 10.0 8.2 -31

Assisted Living 5.0 9.0 6.7 -19 5.0 9.0 7.2 -39 6.0 10.0 8.4 -51

Memory Care 5.0 9.0 7.2 -18 5.0 9.0 7.7 -31 6.0 10.0 8.7 -48

Skilled Nursing 10.0 14.0 11.7 -32 10.0 15.0 12.4 -37 11.0 15.0 13.6 -62

CCRC/LPC 6.0 10.0 7.7 -27 6.0 10.0 8.2 -38 7.0 11.0 9.3 -47

Figure 2: Seniors Housing & Care Investor Survey Results - Capitalization Rates

Source: CBRE Investor Survey, H1 2020. Change from H1 2019 survey.
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Figure 3: Seniors Housing & Care Investor Survey Results - Capitalization Rate Spreads

INVESTMENT CLASS SPREADS (bps)

A-B Change B-C Change A-C Change

Co
re

Active Adult 84 - 106 - 189 -
Independent Living 79 -23 106 -24 185 -47

Assisted Living 72 -25 162 24 234 -1

Memory Care 70 -7 103 -19 173 -27

Skilled Nursing 95 0 130 -7 225 -7

CCRC/LPC 83 11 115 -18 199 -7

No
n-

Co
re

Active Adult 96 - 101 - 197 -

Independent Living 63 -7 110 -15 172 -22

Assisted Living 58 -21 113 -11 171 -32

Memory Care 51 -14 96 -16 147 -30

Skilled Nursing 69 -4 121 -25 190 -29

CCRC/LPC 55 -11 112 -9 167 -20

LOCATION SPREADS (CORE VS. NON-CORE) (bps)

A Change B Change C Change

Active Adult 58 - 70 - 66 -
Independent Living 95 -18 79 -2 82 7

Assisted Living 75 0 60 5 11 -31

Memory Care 38 -8 19 -14 12 -11

Skilled Nursing 67 -11 41 -15 32 -33

CCRC/LPC 51 -15 23 -37 19 -28

Source: CBRE Investor Survey, H1 2020. Change from H1 2019 survey.
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Capitalization rates for all segments of the seniors 

housing industry have compressed since H1 2014. 

Assisted living had the most significant change of 

nearly 1 percentage point (86 bps). Cap rates for 

continuing care retirement / life plan communities 

(CCRC/LPCs) fell by 73 bps, while those for 

independent living fell by 60 bps and for memory care 

by 56 bps. Skilled nursing capitalization rates had the 

flattest trendline, with compression of only 23 bps over 

the reporting periods.

Historical data reflected generally downward 

movement through H2 2017, with a short-lived uptick 

in H1 2018 and H1 2019.  The H1 2020 survey reflects a 

reversal and an across-the-board compression. 

Historical Capitalization Rate Trends 

Figure 4: Survey Results - Historical Capitalization Rate Trends
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Investment Activity & Market  
Perspectives 
Investment in seniors housing & care assets totaled 

$17.0 billion in 2019, up 14.2% from 2018, 

according to Real Capital Analytics. The rise in 

seniors housing & care investment stood in contrast 

to the broader commercial real estate market’s 

smaller increase of 1.4%. Multifamily investment 

rose 6.8% year-over-year.

The first two months of 2020 showed lower seniors 

housing & care investment volume totaling $2.3 billion, 

down 4.6% year-over-year.

Investment in the near term is expected to decline 

considerably until both COVID-19 and the broader 

economy stabilize and show marked improvement. 

Investors remain very interested in the sector, but 

many will sit on the sidelines until market 

uncertainty dissipates.

The 2019 average price per unit for seniors housing 

(not including nursing care) was $177,500, up 20.7% 

from 2018. The change reflects both price appreciation 

and a different asset mix in 2019. For nursing care 

properties, 2019’s average price per bed rose by 19.4% 

to $79,000. 

Private investors accounted for 46.4% of 2019 

investment volume, up from 42.5% in 2018. 

Institutional investors were the second most active 

with 26.4% of overall volume, well above their 20.1% 

share in 2018. REIT investors accounted for 22.5% , 

down from 31.3% in 2018. Global capital represented 

only 2.6% of total 2019 investment volume.

Occupancy levels for stabilized assets in primary 

and secondary markets were essentially stable in 

2019 and Q1 2020. Q1’s rate for seniors housing 

(without nursing care) was 89.6%, according to the 

National Investment Center for Seniors Housing & 

Care, Inc. (NIC). 

All segments reported essentially stable census 

levels. CCRCs/LPCs had the highest occupancy in Q1 

at 91.8%, followed by independent living with 

91.3%. Nursing care had an occupancy rate of 86.7%, 

while assisted living was at 87.6%.  

The construction pipeline for seniors housing edged 

down in 2019 and in Q1 2020. As of Q1, 58,200 units 

units were under construction, according to NIC, down 

15.7% from the prior year. Nursing care development 

has been low for years and the pipeline totaled only 

4,600 in Q1 (down 24.9% from Q1 2019).

Of the 58,200 units under construction in Q1 2020, 

slightly more than half (51.4%) were independent 

living and the balance were assisted living.

Demographic trends remain generally positive for the 

seniors housing sector. Most traditional seniors 

housing communities cater to older seniors—in their 

80s and up. Yet, a small portion of the older baby 

boomers (oldest 73 in 2020) will create new demand for 

alternative seniors housing products designed for a 

relatively younger entry age. Nearly 13 million baby 

boomers will be in their 70s this year. This is especially 

noteworthy when considering that the total U.S. 

population aged 80+ is about 15 million.

Older baby boomers are already in the target ages of 

active adult product, a segment that should benefit 

considerably as baby boomers age and consider new 

housing options.
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Investment & Operational  
Expectations 
Survey respondents were asked a series of questions regarding market trend perspectives for the next 12 months 

and near-term expectations. These responses were provided prior to the COVID-19 pandemic and the economic 

contraction. While investor sentiment has changed considerably in the past few weeks, these survey perspectives 

on expected investment and operational trends provide a pre-COVID-19 benchmark.

Respondents were asked where they see 
the biggest opportunity for investment.

Assisted living took the top spot for investor interest 
(30%) in H1 2020, closely followed by active adult 
(28%) and independent living (27%). Interest in the 
active adult segment has continued to increase as it 
solidifies itself within the seniors housing industry. 
Memory care properties remained at the bottom of 
the investor interest list, garnering only 4% of 
respondents. Nursing care showed the most 
significant change, with a decline to 7% from 12% 
of H1 2019 survey respondents.

In the medium term after the COVID-19 crisis ends, 
the more need-based segments (assisted living and 
nursing care), which are less impacted by economic 
weakness, may increase in favor. However, as the 
economy and housing market improve, the growing 
seniors demographic likely will bring the active 
adult and independent living segments closer to the 
forefront of investor preferences.
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Respondents were asked about market performance expectations. 

Respondents were asked about their 
12-month outlook for seniors housing 
capitalization rates.

Several community-level market trend expectation questions 
were added to this survey, including expected changes in 
seniors housing rental rates, occupancy levels and rates of 
absorption for new development over the next 12 months.

• Rental Rate: 72.2% of respondents expect no change in 
rental rates, while 25.4% expect an increase. 

• Occupancies: 52.6% of respondents expect an increase in 
overall occupancy, while 36.1% expect no change.

• Absorption Rates: 30.2% of respondents expect an 
increase in absorption rates, 47.6% expect no change and 
22.2% expect a decrease.  

As in the prior survey, more than two-thirds of 
respondents expected no change in cap rates. 
However, the percentage of respondents expecting 
further cap rate compression rose substantially, 
while the percentage of respondents that anticipated 
an increase in cap rates fell to 13% from 26%.

The early stages of the COVID-19 crisis suggest that 
cap rates are widening modestly, but possibly not as 
much as what the disruptive capital markets might 
indicate. Most would-be sellers will defer sales 
activity until stronger capital markets and property 
market conditions emerge. In all, market-
participant sentiment is that it is too early to 
quantify the impact of COVID-19 on capitalization 
rates.
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Figure 6: 12-Month Cap Rate Outlook (%)

Expectations for operational trends are currently fluctuating 
due to geographic and regulatory changes, as well as operator 
responses to COVID-19. While census levels are expected to 
change for seniors communities, it is unclear if more high-need-
based communities will be required. Notably, some housing 
authorities have implemented eviction bans, which could have 
nominal impact on occupancy levels.

Additionally, in order to make room for new COVID-19 
patients, some hospitals have expedited the discharge of 
patients, sending them to skilled nursing facilities. Overall 
expectations for rental rate increases this year have been 
tempered. Because prospective seniors housing residents now 
have reduced ability to tour communities, typically limited to 
virtual options, absorption is expected to slow in the near term.
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Figure 7: Market Trend Expectations (%)

Source: CBRE Investor Survey, H1 2020.
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Respondents were asked what investment 
strategy provides the best risk-adjusted 
return. 

Most respondents (82%) indicated new 
development and value-add redevelopment have 
the highest expected risk-adjusted return over the 
next 12 months. 

Uncertainty due to COVID-19 is expected to slow 
interest in new development in the near term. 
When the economy begins to rebound, investors 
will begin to gravitate back to new development 
and value-add opportunities.
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Figure 8: Best Risk-Adjusted Return Investment Strategy (%)
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Investment Class 
Classifications 
Since first publication in 2014, the CBRE Seniors Housing & 
Care Investor Survey methodology has been consistent, 
resulting in a long legacy of data continuity. The definitions 
for classifying asset investment class and location have been 
included within this appendix.

CLASS A
The best-quality assets in the most desirable locations, fully 
or near fully leased, at or above market rent for the area, to 
residents of higher income levels and net worth, primarily 
private pay. High-quality finishes and amenities, state-of-the-
art systems, exceptional accessibility, high-quality FF&E, 
advanced technology and call systems, a strong reputation 
within the market, and the ability to capture a greater than 
its proportionate share of the target market. Class A 
properties are primarily located in core markets, but can also 
be found in non-core markets, and are typically less than 10 
years old with steel-frame or concrete-block construction.

For nursing care properties, this would include locations on 
or near the campus of a major health care provider, 
state-of-the-art therapy space, a large percentage of private 
units, and above market quality mix (Medicare census).

CLASS B 
Properties competing for a wide range of residents, with 
rents in the average range for the area, and potential 
prevalence of subsidized rents. Building finishes are 
average-to-good for the area and the systems are adequate. 
The technology and call systems are adequate, but are 
becoming dated. The building does not compete with Class 
A in terms of pricing or amenities offered with the ability to 
capture its proportionate share of the market. Class B 
properties are in core or non-core markets and are typically 
between 10 and 25 years old with wood, concrete-block or 
steel-frame construction.

For nursing care properties, a payer mix that is consistent 
with the market average, functional design, stable census, 
small and/or slightly dated therapy space, use of 
improvements with primarily semi-private units (with or 
without a small number of private units), and meets all life 
safety code requirements.

CLASS C 

Buildings competing for residents requiring functional 
space at rents below the average for the area, potentially with 
a high prevalence of subsidies. Properties operating with 
higher-than-average vacancy levels, with an inability to 

capture its proportionate share of the market. The physical 
property requires capital investment to improve the 
competitive advantage and the amenities and finish are 
considered fair-to-average for the market. These properties 
are in non-core locations, and are typically greater than 25 
years old with wood-frame construction. Additionally, these 
properties lack modern amenities and common areas, and 
typically feature a more “institutional” design with resident 
units located on long, narrow wings or hallways.

For nursing care properties, a primarily Medicaid payer mix, 
functional obsolescence with outdated mechanical systems. 
The majority of rooms are semi-private or wards with 
substandard ventilation systems, and may not meet all life 
safety code requirements.

Locational Classifications 
CORE 

Properties that are typically located in the denser parts of 
metropolitan areas with higher barriers to entry. These 
properties are typically located within the top 140 MSAs.  
They represent higher-density product, two-story-plus 
buildings, and are most commonly found in mature 
neighborhoods. Core seniors housing product can also be 
found in higher-density suburban neighborhoods with 
favorable demand growth and depth of the target population.

For nursing homes, this would include properties located in 
states with CON regulations and a moratorium on additional 
CON licensed beds. Also located in a state that has a history 
of strong Medicaid reimbursement.

NON-CORE 

Properties within a market area that is outside the city center 
with a less-concentrated population, smaller MSAs, and 
typically lower density land use than is typically found in the 
metropolitan or non-metropolitan areas altogether. 
Non-core markets are considered thin from a target 
demographic standpoint. Markets with little-to-no barriers 
to entry with below average income levels and target 
population growth. There is typically a large amount of 
undeveloped land surrounding the area for potential new 
development.

For nursing homes, this would include properties located in 
states with no CON regulations or moratoriums on 
additional CON-licensed beds. Also includes facilities 
located in states where reimbursement for Medicaid is low, 
or with budgetary restraints.

Appendix
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Disclaimer: Information contained herein, including projections, has been obtained from sources believed to be reliable. While we do not doubt its accuracy, we have not 
verified it and make no guarantee, warranty or representation about it. It is your responsibility to confirm independently its accuracy and completeness. This information is 
presented exclusively for use by CBRE clients and professionals and all rights to the material are reserved and cannot be reproduced without prior written permission of CBRE.

To learn more about CBRE Research, or to access 
additional research reports, please visit the Global 
Research Gateway at www.cbre.com/researchgateway.

Additional U.S. research from CBRE can be found here. 
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