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Who is Cedar Corporation? SERVICES
 Planning and Grants
 Economic Development
 Architecture
 Structural Engineering
 Municipal Engineering
 Transportation Engineering
 Water Resources Engineering
 Environmental Services
 Wetland Delineation47 Years in Business

4 Offices
95 Employees BUILDING TRUST 

Your Project, Our Passion 
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Eric W. Fowle, AICP

Senior Planner



• Project completed as part of the 2022 
Heartland Housing Initiative.

• Collaborative effort to kick-start affordable 
housing projects within Jefferson and 
Dodge Counties.

• Development-focused consulting services.

Project Background
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Project Objectives

1. Evaluate Potential Market
• City-Wide
• Broader Market Area

2. Inventory Existing Facilities
3. Identify Potential Market Share
4. Identify Potential Senior Housing Sites
5. Identify Ancillary/Complementary Needs
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National Perspective
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National Perspective
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Existing Facilities

• 5 Facilities

• 84 Total Units

• 13 Vacancies (10 at one facility)

• 85% Occupancy Rate

• National Avg. is 82.2% 
Occupancy



8

Market Area Definition

• 30 Minute Drive Time from 
Waterloo

• “Familiar” Area / Visitation

• 5 Time Increments
• 0-10 Minutes
• 10-15 Minutes
• 15-20 Minutes
• 20-25 Minutes
• 25-30 Minutes
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Supply (Market Area)

• 214 Facilities

• 112 are CBRFs

• 4,492 Total Units

• Occupancy Not Known

• If Ntl. Avg., then 764 
Units Available
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Supply (Market Area)
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Demand

Jefferson County

Net increase 65+ = 7,130
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Demand

• 5,971 “New” 65+ year olds.

• ~2,236 Units Needed (3,000 –
764 existing vacant units)

• Assume 2.5-5.0% Capture Rate

• Demand = 56 to 112 Total Units 
in 4 to 5 years (11 to 22 per year)



13

Potential Senior 
Housing Sites

• 9 Potential Sites
• Greenfield
• Infill
• Adaptive Re-Use
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Potential Senior 
Housing Sites

Alternative Housing 
Types:
• Age 55+ Communities
• Duplex Condos
• ADUs
• Cottage Style
• Apartments
• In-Home Sr. Units
• Housing Co-Ops
• Home Sharing
• Visitability/Aging In Place
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Recommendations
1. Integrate into Comprehensive Plan

• “livability” and creating an age-friendly “livable community”.  
• areas targeted (reserved) for future senior housing 

2. Spend additional time reviewing examples and determining preferences for the types 
and varieties of senior housing models

3. Incentives / TIDs to support the development of new senior housing should be 
considered

4. Market the City of Waterloo as a lower-cost retirement destination 

5. Review, update, and amend current zoning regulations and modify as required to 
facilitate development of affordable senior living opportunities.  This could include 
addressing several areas such as:
• Relaxing Single Family only zoning classifications
• Reducing lot sizes & widths to make new construction more affordable.
• Reductions in parking requirements
• Creation of Accessory Dwelling Unit (ADU) provisions
• Creation of Cottage Style/Pocket Neighborhood Provisions
• Adaptive Re-Use of Abandoned Commercial/Industrial Structures
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Recommendations

6. Opportunities for retail/housing Mixed Use projects

7. Focus on “Quality of Life” improvements

8. Target new businesses and services to locate in areas which can serve 
a growing senior population.

9. Continually monitor senior issues and update study in three years. 

10.Consult and communicate regularly with the Jefferson County ADRC



ERIC.FOWLE@CEDARCORP.COM

HTTP://WWW.CEDARCORP.COM/

QUESTIONS?


