
 

 

 

 

  

 

 

                           

MEETING AGENDA 

Due to the ongoing public health emergency, and based on the authority provided by Executive 
Order 2020-07, issued by Governor Pritzker on March 16, 2020, as most recently extended by 
Executive Order 2020-39, dated May 29, 2020, and Executive Order 2020-38, issued by Governor 
Pritzker on May 29, 2020, limiting public gatherings and suspending the Open Meetings Act 
physical presence requirement, this meeting will be conducted electronically. The meeting will still 
be broadcast live on Channel 6 and the Village website.   
 
Public comments are welcome on any topic related to the business of the Plan Commission at 
Regular and Special Meetings. For public comment procedures for this electronic meeting, please 
see the bottom of this agenda.   
 

 
PLAN COMMISSION 

Wednesday, June 10, 2020  
7:30 P.M.  

This meeting will be conducted electronically. A live audio stream of the meeting will be 
available to the public via Channel 6 or on the Village website  

 (Tentative & Subject to Change) 
 

1. CALL TO ORDER 
 

2. ROLL CALL  
 

3. PUBLIC COMMENT (On Non-Agenda Items) 
 

4. FINDINGS AND RECOMMENDATIONS 
a) Case A-08-2020 – 32 Blaine Street - 32 Blain LLC – Exterior Appearance and Site Plan 

review to make various improvements to the existing building on the subject property, to 
be continued to be utilized as a Law Office in the O-1 Specialty Office District. 

b) Case A-13-2020 – 908 N. Elm Street – CBRE Property Manager/GA HC REIT II 
Hinsdale MOB I – Exterior Appearance and Site Plan review to enclose the entrance into 
the existing office building at 908 N. Elm St. in the O-3 General Office District. 

 
5. SIGN PERMIT REVIEW 

a) Case A-16-2020 – 1 Grant Square, Suite 201. – Compass – 1 New Wall Illuminated Sign  
 

6.  PUBLIC HEARING  
a)   Case A-14-2020 – Village of Hinsdale – Consideration of a Village-wide temporary 

moratorium not to exceed 180-days on the issuance of any demolition permit or other 
building or zoning approvals involving the demolition of any single family home or 
building within the Village that either has landmark status or is one of the homes within 
the Village deemed to be historically “significant” or “contributing” in the 1999 Hinsdale 
Reconnaissance Survey prepared by Historic Certification Consultants. 

b) Case A-40-2019 – Ryan Companies, US Inc. – Map Amendment, Text Amendment and 
Planned Development Concept Plan to develop 16.8 Acre “IBLP” Site at 707 W. Ogden 
Ave (Northwest corner of W. Ogden Ave. and Adams St.) for a New 3-story, 330,000 SF, 
245-unit Senior and Assisted Living Development and 9 single story duplex villas for 
Independent Living Seniors. 
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 7.  ADJOURNMENT 
 

 
Public comments are welcome on any topic related to the business of the Plan Commission at 
Regular and Special Meetings when received by email or in writing by the Village Clerk prior to 
4:30 p.m. on the day of the meeting.  Emailed comments may be sent to Village Clerk Christine 
Bruton at cbruton@villageofhinsdale.org. Written comments may be submitted to the attention of 
the Village Clerk at 19 E. Chicago Avenue, Hinsdale, Illinois 60521. Please include a subject line 
indicating to which matter your written or emailed comments pertain.  
 
While emailed or written comments or testimony are strongly encouraged, public testimony, 
comments or cross-examination may also be made by persons who have pre-registered with the 
Village. Persons may pre-register to provide live public testimony, comments or to cross-exam 
witnesses by emailing Village Clerk Christine Bruton at cbruton@villageofhinsdale.org prior to 
4:30 p.m. on the day of the hearing. Please use the subject line “Pre-Registration” and specify the 
matter on which you would like to speak when sending your email. Persons who have pre-
registered may then phone into the meeting at 312.667.4792, using Conference Code 581537. 
Persons who have pre-registered to provide live testimony, comments or cross-examination on a 
matter will be called on in the order in which they registered during the portion of the hearing 
reserved for such public testimony, comments or cross-examination.   
 
All members of the public are requested to keep their written comments or testimony to three 
pages or less, and speakers are requested to keep their live comments or testimony to five 
minutes or less. Submissions or comments exceeding those limits may, if time allows and at the 
discretion of the Chairperson, be presented after all others have had an opportunity to testify, 
comment or have their comments read.  
 
If you have questions regarding communication to the Commission during the meeting, please 
contact Assistant Village Manager Brad Bloom at 630.789.7007. 
   
Matters on this Agenda may be continued from time to time without further notice, except as 
otherwise required under the Illinois Open Meetings Act. 
 
The Village of Hinsdale is subject to the requirements of the Americans with Disabilities Act of 
1990.  Individuals with disabilities who plan to attend this meeting and who require certain 
accommodations in order to allow them to observe and/or participate in this meeting, or who 
have questions regarding the accessibility of the meeting or the facilities, are requested to 
contact Darrell Langlois, ADA Coordinator at 630.789-7014 or by TDD at 789-7022 promptly to 
allow the Village of Hinsdale to make reasonable accommodations for those persons.  Web 
Site:  www.villageofhinsdale.org 

mailto:cbruton@villageofhinsdale.org
mailto:cbruton@villageofhinsdale.org
http://www.villageofhinsdale.org/


HINSDALE PLAN COMMISSION 
 
 
Application:  Case A-08-2020 – Applicant:  32 Blaine Street LLC 
 
Request:  Exterior Appearance/ Site Plan – 32 Blaine Street Road in the O-1 Specialty Office District 
 
DATE OF PLAN COMMISSION (PC) REVIEW conducted electronically: May 13, 2020  
 
DATE OF BOARD OF TRUSTEES 1ST READING:  June 16, 2020 
 

 
FINDINGS AND RECOMMENDATION 

 
I.  FINDINGS 

 
1. The PC heard testimony from the applicant and owner of the subject property, Mr. Tom Hawbecker, and 

summarized the plans to rehabilitate the existing building to create a home feel, given the buffer zone between the 
office and residential districts. The plans reviewed included 2 means of ingress and egress, adding/expanding 2 
interior stairwells and dormers on the north and south sides of the structure, installing a rear deck for 
ingress/egress, improvements for handicap stairwells, replacing the front porch and new siding to match the existing 
color scheme.  The proposed site plan includes paving a new asphalt driveway, improving the rear parking lot for 
ADA compliance, and various landscaping improvements around the perimeter of the lot.  (11-604(F)(1), 11-605(E)  
and 11-606(E)).  
  

2. A Plan Commissioner asked about the variation request regarding the parking spaces. The applicant responded 
that 11 parking spaces are required by Code, and that there is only space for 7 spaces, including an ADA space.  
The applicant stated that this is being concurrently reviewed by the Zoning Board of Appeals (ZBA) and does not 
anticipate any issues at the ZBA. It was also clarified that off-street parking does not count towards the required 
parking spaces, and mentioned but there is plenty of off-street parking on the west side of Blaine Street (11-
604(F)(1)(g) and (b)).     

 
3.       A Plan Commissioner asked how many business, tenants and occupants are anticipated for the building given the 

scarcity of parking. The applicant responded 2 attorneys and 1 paralegal, which represents the applicant’s law firm.  
One to two visitors are anticipated to come to the office at a time (11-604(F)(1)( g)).   

  
4.       A Plan Commissioner asked what the proposed material of the siding is. The applicant responded with 6-inch LP 

Smartside Cedar Texture with 4-inch reveal, light brown (desert stone) with grey accents (Cavern Steel shakes).   
(11-604(F)(1)( j)).    

 
5.       A Plan Commissioner asked if the applicant is planning to keep the mature tree to the north of the building. The 

applicant confirmed yes (11-604(F)(1)( i)).    
 
6. In general, the Plan Commission commented that the proposed request looks great and is pleased that the property 

will be upgraded. (11-604(F)(1)(c)).  
 

  7.   There were no public comments at the Plan Commission public meeting, conducted electronically, on May 13, 2020 
(11-604(E)(2)).   

 
  
  

II. RECOMMENDATIONS 
 

Following a motion to recommend approval of the proposed exterior appearance and site plan, with the condition 
that the ZBA approves the variation request, the Village of Hinsdale Plan Commission, on a vote of seven (7) 
“Ayes,”, and one (1) “Absent,” recommends that the President and Board of Trustees approve the application. 
 
 
 
THE HINSDALE PLAN COMMISSION By:              __________________________________, Chairman 

                               
                          

                           Dated this         day of ____________________, 2020.   



HINSDALE PLAN COMMISSION 
 
 
Application:  Case A-13-2020 – Applicant:  Jim Doyle, CBRE Property Manager 
 
Request:  Exterior Appearance/ Site Plan – 908 N. Elm Street in the O-3 General Office District 
 
DATE OF PLAN COMMISSION (PC) REVIEW conducted electronically: May 13, 2020  
 
DATE OF BOARD OF TRUSTEES 1ST READING:   June 16, 2020 
 
 

 
FINDINGS AND RECOMMENDATION 

 
I.  FINDINGS 

 
1. The PC heard testimony from the applicant, Mr. Ryan DeBari, project architect representing the owner, summarized 

the plans to enclose an existing open portico. The building is currently used as a medical office building, and much 
of the foot traffic include elderly and persons who require a walker or wheelchair.  The issue is the current revolving 
door is not wide enough, but a new sliding door without a vestibule would cause an uncomfortable situation for 
everyone waiting in the lobby (temperature/weather/season related). The solution is to infill the open portico. The 
applicant reviewed the site plan and elevation proposals, and white aluminum and glass store front, which should 
match the existing appearance/elements of the building  (11-604(F)(1), 11-605(E) and 11-606(E)).  
  

2. Two Plan Commissioners stated that they are familiar with the building and the proposed would be a nice 
improvement (11-604(F)(1)(f)).     

 
3.        A Plan Commissioner stated that this is much needed for a medical office building (11-604(F)(1)(c). 
 
4. There were no questions by the Plan Commission during the public meeting. (11-604(E)(2)).  
 

  5.   There were no public comments at the Plan Commission public meeting, conducted electronically, on May 13, 2020 
(11-604(E)(2)).   

 
  
  

II. RECOMMENDATIONS 
 

Following a motion to recommend approval of the proposed exterior appearance and site plan, as submitted, the 
Village of Hinsdale Plan Commission, on a vote of seven (7) “Ayes,”, and one (1) “Absent,” recommends that the 
President and Board of Trustees approve the application. 
 
 
 
THE HINSDALE PLAN COMMISSION By:              __________________________________, Chairman 

                               
 

                          
                           Dated this         day of ____________________, 2020.   



MEMORANDUM 

DATE: 

TO: 

CC: 

June 10, 2020 

Chairman Cashman and Plan Commissioners 

Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

FROM:  Chan Yu, Village Planner 

RE: 1 Grant Square, suite 201 (inside Evergreen Bank building)  – Compass 
1 Illuminated Wall Sign - Case A-16-2020 – B-1 Community Business District 

____________________________________________________________________________ 

Summary 

The Village of Hinsdale has received a sign application from Aurora Sign Company, on behalf of Compass, 
requesting approval to install 1 new wall sign at 1 Grant Square, suite 201. Compass is establishing in a 
tenant space inside the Evergreen Bank building in Grant Square within the B-1 Community Business 
District. The 2-story office building faces the Grant Square parking lot to the west and Chicago Avenue to 
the north. The proposed illuminated wall sign would face Chicago Avenue to the north. 

Request and Analysis 

The requested Compass wall sign is 1’-6”tall and 6-feet wide for an area of 9 SF. The proposed location is 
19’-5” above grade, and above an existing CHT Ortho wall sign (4.69 SF at 6 feet above grade) facing 
Chicago Avenue. In the B-1 District, the maximum allowable area for a wall sign is based on 5 percent of 
the square footage of the wall for the multi-tenant building (3,042 SF) and may be requested when the 
exterior wall fronts on a public street.  The proposed height of the sign is under 20’ feet and below the 
bottom of the second floor window.  The building is adjacent from the O-2 Limited Office District.   

The proposed sign features white text on a black sign backing made from aluminum and acrylic. It would 
be internally illuminated by white LED through the text only. The applicant has included a night rendering 
of the request.  

Process 

Per Section 11-607(D) and the nature of the request, this application would require a meeting before the 
Plan Commission (PC) and does not require public notification. The PC maintains final authority on signage 
with no further action required by the Board of Trustees. 

Per Section 11-607(E), no sign permit shall be granted pursuant to this section unless the applicant shall 
establish that: 

1. Visual Compatibility:  The proposed sign will be visually compatible with the building on which the sign
is proposed to be located and surrounding buildings and structures in terms of height, size, proportion,
scale, materials, texture, colors, and shapes.



 
 
 
 
 
 
 

 
              MEMORANDUM 

2. Quality of Design and Construction: The proposed sign will be constructed and maintained with a design 
and materials of high quality and good relationship with the design and character of the neighborhood. 

3. Appropriateness to Activity: The proposed sign is appropriate to and necessary for the activity to which 
it pertains. 

4. Appropriateness to Site: The proposed sign will be appropriate to its location in terms of design, 
landscaping, and orientation on the site, and will not create a hazard to pedestrian or vehicular traffic, 
detract from the value or enjoyment of neighboring properties, or unduly increase the number of signs in 
the area. 

 
Attachments: 
Attachment 1 – Sign Application and Exhibits 
Attachment 2 -  Village of Hinsdale Zoning Map and Project Location 
Attachment 3 -  Street View of 1 Grant Square, from Chicago Ave. (facing south) 
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Attachment 2: Village of Hinsdale Zoning Map and Project Location 
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              MEMORANDUM 

DATE:   June 10, 2020 

TO:   Chairman Cashman and Plan Commissioners 

CC:  Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

   
FROM:   Chan Yu, Village Planner  
 
RE:  Consideration of a Village-wide temporary moratorium not to exceed 180-days on the 

issuance of any demolition permit or other building or zoning approvals involving the 
demolition of any single family home or building within the Village that either has 
landmark status or is one of the homes within the Village deemed to be historically 
“significant” or “contributing” in the 1999 Hinsdale Reconnaissance Survey prepared by 
Historic Certification Consultants. 
Public Hearing - Village of Hinsdale - Case A-14-2020 

____________________________________________________________________________ 
 
Summary 

At the March 16, 2020, Village Board meeting, the Board of Trustees discussed a proposed moratorium 
on demolition permits or other zoning approvals involving a single family home or building that is 
historically significant or landmarked in the Village (Attachment 1).  President Cauley introduced this as a 
topic of concern shared by the Historic Preservation Commission at the March 3, 2020, Board Meeting 
during the Village President’s Report (Attachment 2).   
 
Two Village residents addressed the Board of Trustees with public comments at the March 16, 2020, 
meeting (Attachment 3). After discussion, the Village Board unanimously referred to the Plan Commission 
to hold a public hearing for consideration and recommendation to the Village Board on a temporary, not 
to be longer than 180 days, a moratorium on the issuance of demolition permits or other building or 
zoning approvals, involving the demolition of any single-family home or building that is historically 
significant or landmarked, Village-wide. The 1999 Hinsdale Reconnaissance Survey was prepared by 
Historic Certification Consultants and lists homes deemed historically significant or contributing for their 
local architectural significance (Attachment 4).  Attachment 5 includes public comments via letters and 
emails to the Village as of June 4, 2020. 
 
 
Attachments: 
 
Attachment 1 – Request for Board Action memo dated March 16, 2020. 
Attachment 2 -  March 3, 2020, Village Board Meeting minutes regarding the agenda item.  
Attachment 3 -  March 16, 2020, Village Board Meeting minutes regarding the agenda item.  
Attachment 4 -  Hinsdale Reconnaissance Survey by Historic Certification Consultants – 1999. 
Attachment 5 -  Public Comment letters/emails (as of 06.04.20) 
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AGENDA ITEM#�

REQUEST FOR BOARD ACTION
Community Development -- Cst. 1673 -�·· 

AGENDA SECTION:

SUBJECT:

MEETING DATE: 

FROM:

First Reading - ZPS 

Consideration of a Temporary 180-Day Moratorium on the Issuance of 
Any Demolition Permits or Other Building or Zoning Approvals 
Involving the Demolition of Single Family Homes within the Robbins 
Park and Central Business District. 

March 16, 2020 

Robert McGinnis, Director of Community Development/Building 
Commissioner 

Recommended Motion 
Approve a Referral to Plan Commission of a Request to Hold a Public Hearing for 
Consideration of, and a Recommendation to the Board of Trustees on, a Temporary 180-day 
Moratorium on the Issuance of any Demolition Permits or other Building or Zoning Approvals 
involving the Demolition of Landmarked Single-Family Homes, or of any Single Family 
Homes within the Village or within the Robbins Park and Central Business District Historic 
Districts 

Background 
At the Village Board of Trustee meeting of March 3, 2020, President Cauley cited two specific 
examples of homes in the Robbins Historic District that are in process for potential 
demolition. These applications have caused concern for the members of the Historic 
Preservation Commission (HPC) as in recent years, an alarming number of historic homes 
have been demolished in the Robbins Historic District and the Village has no process in place 
to stop these demolitions. An intermediate step under consideration to address the 
demolitions is to impose a temporary moratorium on demolitions of landmarked structures 
within the Village in either or both of the two historic districts, or Village-wide, for a finite 
period of time in order to give the Board of Trustees and applicable commissions time to 
study the issue and to evaluate recommendations to attempt to safeguard the community 
from the adverse impact that these demolitions have on Hinsdale's historic community. The 
process to institute a moratorium would be a public hearing at the Plan Commission to 
determine if Hinsdale residents support the idea of a moratorium in historic districts. 
Following the public hearing, the Plan Commission will make a recommendation to the 
Village Board of Trustees on whether or not to impose a moratorium. If the Board then 
chooses to impose a moratorium it would do so by Ordinance. 

Discussion & Recommendation 
Issues for consideration by the Board include how long the moratorium should be (a 
maximum of 180 days is recommended), whether it should be imposed Village-wide or only 
within one or both historic districts, and whether, if limited to one or both historic districts, 
whether it should apply just to contributing buildings and structures or to all buildings and 
structures within the historic district or districts. The Motion should be revised to reflect those 
decisions. 

Page 1 of 2
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REQUEST FOR BOARD ACTION 

-- E•o. 187) --

Budget Impact 
During a potential moratorium as much as $15,000-$25,000 per permit may be lost as a 
result of a demo/rebuild permit not issued during the moratorium. As a point of reference, 
there were 4 issued in the Robbins Historic District in 2019. 

Village Board and/or Committee Action 

Documents Attached 

Page 2 of 2 
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VILLAGE OF HINSDALE 

VILLAGE BOARD OF TRUSTEES 

MINUTES OF THE MEETING 

March 3, 2020 

The regularly scheduled meeting of the Hinsdale Village Board of Trustees was called to order by 
Village President Tom Cauley in Memorial Hall of the Memorial Building on Tuesday, March 3, 
2020 at 7:32 p.m., roll call was taken. 

Present Trustees Scott Banke, Luke Stifflear, Gerald J. Hughes, Laurel Haarlow, Neale Byrnes, 
and President Tom Cauley 

Absent: Trustee Matthew Posthuma 

Also Present: Village Manager Kathleen A Gargano, Assistant Village Manager/Director of 
Public Safety Brad Bloom, Police Chief Brian King, Fire Chief John Giannelli, Finance Director 
Darrell Langlois, Director of Community Development/Building Commissioner Robb McGinnis, 
Director of Public Services George Peluso, Superintendent of Parks & Recreation Heather 
Bereckis and Village Clerk Christine Bruton 

PLEDGE OF ALLEGIANCE 

President Cauley led those in attendance in the Pledge of Allegiance. 

President Cauley stated that recently there has been a spate of demolitions of historic homes; the 
Historic Preservation Commission (HPC) hears those requests. The chair of the HPC approached 
him because Commission members are discouraged as there is little they can do to stop these 
demolitions. Tomorrow they have three such homes on their agenda, two of which are classic 
homes: 716 S. Oak, the Dean house, and 419 S. Oak, the Clarke house. 
When they are gone you can't get them back, and therefore he recommends a moratorium on 
further demolition for a reasonable period of time in the Robbins district. He believes there should 
be a public hearing on this matter at the Plan Commission to determine if residents want this. 

Attachment 2



Village Board of Trustees 
Meeting of March 3, 2020 
Page 2 of 9 

This is not punitive, but an effort to slow the process to determine if there is something different 
we can do, and consider ordinances that would be reasonable to attempt to preserve these 
homes. It would provide a hurdle for owners before demolishing an historic home. He 
acknowledged that people have property rights, but it would be beneficial to strike a balance. The 
Village will lose something if these types of homes are taken down. HPC members in the 
audience confirmed that the persons who have made application for these particular homes are 
new residents. Relative to what other communities do, Village Manager Gargano offered that in 
Wilmette the Village Board made the final decision. President Cauley suggested the moratorium 
be no more than six months, and there be a public hearing at the Plan Commission to discuss 
proposed regulations. 
Mr. Jim Prisby of 565 N. Vine Street, addressed the Board. He is a member of the HPC and 
said the Commission has been working on potential changes for the last 18 months. Village 
employee Mr. Mike Donofrio did a study of 12 other communities that should be available for 
Board review. President Cauley noted that the Board recently adopted an ordinance requiring 
plans be included when applying for demolition. Mr. Prisby added they have no enforcement 
power, HPC is advisory only. 
Ms. Alexis Braden of 436 E. First Street, addressed the Board. She is a member of the HPC 
and while she appreciates the Board's enthusiasm, a moratorium is too late for these homes. 
Trustee Banke said a moratorium makes sense to de-incentivize people from exercising their 
property rights, and incentivize preservation. Adjusting fee structures and such could alter the 
outcome. He pointed out it is expensive to update the mechanical systems of older homes, but a 
solution might be to preserve the fayade. This would maintain the character of the neighborhood. 
President Cauley asked if there's any way to offer a carrot to these homeowners to keep the 
fac,ade. Ms. Braden was doubtful, and believes the only solution is a long term education plan for 
realtors and residents. 
Trustee Hughes said there are still plenty of homes in the district to save; there are homes 
outside the district, too, that would be sad to lose. Maybe the moratorium should go beyond the 
Robbins historic district. A working group was identified to include two Board members, two 
members of the Plan Commission and two members of the Historic Preservation Commission. 

CITIZENS' PETITIONS 

None. 

FIRST READINGS - INTRODUCTION 

Administration & Community Affairs (Chair Hughes) 
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b) Approve a Referral to Plan Commission of a Request to Hold a Public Hearing for
Consideration of, and a Recommendation to the Board of Trustees on, a Temporary
180-day Moratorium on the Issuance of any Demolition Permits or other Building or
Zoning Approvals involving the Demolition of Landmarked Single-Family Homes, or
of any Single Family Homes within the Village or within the Robbins Park and Central
Business District Historic Districts
Trustee Stifflear introduced the item which is a follow-up on a proposed moratorium that
President Cauley discussed in his remarks two weeks ago regarding the teardown of
historically significant homes in the Robbins Park historic district. This matter can be heard
by the Board, or referred to the Plan Commission with a vote tonight. Any potential
moratorium will allow a debate on what a long-term historic preservation ordinance may
codify to protect historically significant structures, and insure that those homes are not
razed during the process. The Plan Commission would hear public comment and provide
the Board with a recommendation. At the last meeting of the Village Board, Historic
Preservation Commission members asked the Village to do something about this. If the
Plan Commission holds a public hearing, it would come back to the Village Board for a final
vote. Trustee Stifflear suggested the Board consider and provide direction to the Plan
Commission regarding the length of the moratorium, six months has been recommended;
whether the moratorium should be Village-wide or apply only to Robbins Park and/or the
Central Business District (CBD); apply to all buildings, or only to contributing buildings, and
if we include all buildings, a waiver or appeal process should be considered. President
Cauley noted this matter addresses the concept of having a moratorium, not regulations to
preserve historic homes. He views the Board of Trustees as an appellate body and that
public hearings should be conducted by the Plan Commission the Zoning Board of
Appeals. This is a sensitive issue, lots of people in the community want to see older homes
preserved, but owners want to develop them, or they can't sell them as they are. The
Historic Preservation Commission has asked us to do something, but we don't know what
that is yet. No determinations have been made.
Trustee Hughes reminded the Board there are significant homes outside the Robbins
historic district. He would suggest, in terms of scope, that the moratorium apply to
contributing homes in Robbins and something based on age, pre-war homes, located
outside the district Director of Community Development Robb McGinnis said there were
about 40 demolitions in 2019, and since 2008, 24 homes were demolished in Robbins, 19
of which were contribution homes.
Trustee Posthuma agrees property rights should be protected, but also agrees this issue
should be looked at. Discussion followed regarding the length of the moratorium the Board
agreed to keep it as short as possible to realistically evaluate the problem, but no more
than 6 months. Trustee Stifflear agrees that property rights are important, and that this
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should only apply to properties that contribute to the historic definition in Robbins and the 
CBD. 
Mr. Mike Ryan, 125 E. Eighth Street, addressed the Board, and echoed their comments 
but stressed that some houses might not be worthy of being on a list of what is unique and 
special, stating that some houses should truly come down. He appreciates the Board's 
consideration of the property rights of owners. President Cauley said he would like to see 
the opportunity for rehabbing these homes maximized, possibly with incentives regarding 
FAR, or waiving construction fees or setback requirements. 
Mr. Mark Weber, 427 S. Stough, addressed the Board stating he is building a home at 6th

& County Line that was a tear down. They looked at rehabbing the property, but they 
couldn't make the numbers work; economics ruled the outcome. He is concerned about 
property rights, and he wants Hinsdale to grow. He agrees it would be best to work through 
this issue quickly. 
Trustee Stifflear made an initial motion that was revised following discussion of the Board 
regarding whether or not to include buildings outside the Robbins historic district, and if so, 
of what vintage. The Board agreed to make the motion more broad and let the Plan 
Commission refine the parameters. Trustee Byrnes asked that the motion include 
parameters for a waiver process. Ms. Gargano asked that the motion include landmarked 
homes. 
Trustee Stifflear moved to Approve and refer to Plan Commission a request to hold a 
public hearing for consideration and recommendation to the Village Board on a 
temporary, not to be longer that 180 days, moratorium on the issuance of demolition 
permits or other building or zoning approvals, involving the demolition of any single­
family home or building that is historically significant or landmarked, Village-wide. 
Trustee Posthuma seconded the motion. 

A YES: Trustees Posthuma, Stifflear, Hughes, and Byrnes 
NAYS: None 
ABSTAIN: None 
ABSENT: Trustees Banke and Haarlow 

Motion carried. 
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              MEMORANDUM 

DATE:   June 10, 2020 

TO:   Chairman Cashman and Plan Commissioners 

CC:  Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

   
FROM:   Chan Yu, Village Planner  
 
RE:  Map Amendment, Text Amendment and Planned Development Concept Plan to develop 

16.8 Acre “IBLP” Site at 707 W. Ogden Ave (Northwest corner of W. Ogden Ave. and 
Adams St.) for a New 3-story, 330,000 SF, 245-unit Senior and Assisted Living 
Development and 9 single story duplex villas for Independent Living Seniors 
Public Hearing Request by Ryan Companies, US Inc. - Case A-40-2019 

____________________________________________________________________________ 
 
Summary 

The Village received a Concept Plan application, as well as related map and text amendment applications, 
submitted by Ryan Companies US (Ryan), seeking approvals for a Map Amendment, Text Amendment and 
Planned Development, concurrently, to develop the 16.8 acre site at the Northwest corner of the Village 
(Northeast and Northwest Corner of Ogden Ave. and Adams St.), and commonly referred to as the “IBLP 
site”. The subject property is west of Adams Street and has unique challenges, including 23% of the area 
comprised of floodplain/floodway/wetlands and a topography variation of 32 feet across the property. At 
the January 7, 2020, Village Board meeting, the applicant stated the wetlands would be improved and 
managed as a public benefit. Since then, the applicant has added that it would also contribute $250,000 
to the Village for local park improvements.    
 
The application proposes to develop a 330,000 SF, 245 unit senior living building called “Hinsdale Senior 
Residences”, to provide independent living (135 units), assisted living (70 units), and memory care (40 
units) services. Ryan would be the co-owner, general contractor and developer. Life Care Services (LCS) 
would be a co-owner and operator for the assisted living services. The plan also proposes 8 duplex villas 
and 1 single villa structure for 17 independent senior living homes. The single story villas would be north 
of the assisted living building on Cheval Drive.  
 
At the May 13, 2020, Plan Commission (PC) meeting, the PC scheduled a public hearing for the June 10, 
2020, Plan Commission meeting.  Attachment 4 includes public comments via letters and emails to the 
Village as of June 4, 2020. 
 
Request and Analysis 
 
Established in 1971, LCS is a national senior housing owner and operator, headquartered in Des Moines, 
Iowa. Per the application, LCS is the second largest operator serving seniors in the country, and manages 
over 130 communities for over 32,000 residents. This proposed plan would be the 11th Ryan/LCS 
partnership. Some of the amenities and services offered, include for example: meal plans, fitness 
activities, and transportation for events, salon, housekeeping, and laundry service. 
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The proposed 330,000 SF, 245 unit senior living building ranges in height from 1 to 3 stories. Per the 
applicant, the design of the building layout was driven by a 2-story height along Ogden Avenue, with an 
increase from 2 to 3 stories further away from Ogden Avenue. The setback distance from the 2-story 
portion and south property line ranges from 50.1 feet and 53.6 feet (the actual distance from the building 
to the north edge of Ogden Avenue is even further). The closest 3-story portion of the building from Ogden 
Avenue is 146 feet (from the south property lot line).  
 
For context with buildings in the vicinity, ManorCare (600 W. Ogden Ave.) is approximately 54 feet from 
its front lot line and 2 stories tall and Hinsdale Orthopedics (550 W. Ogden Ave.) is approximately 51 feet 
from its front lot line and 2 stories tall. There are various views of the proposed building from Ogden 
Avenue included in Attachment 1. In regards to density by dwelling units per acre (DU/A), the proposed 
planned development would have approximately 15.6 DU/A. To compare with existing assisted living 
facilities in Hinsdale, Eve Assisted Living at 10 N. Washington Street features approximately 71 DU/A, and 
ManorCare at 600 W. Ogden Avenue has approximately 65 DU/A.  
 
The plan also proposes 8 duplex villas and 1 single villa structure for 17 independent senior living homes 
(43,800 SF). The 1-story tall villas would be north of the assisted living building on Cheval Drive. It should 
be noted that Cheval Drive is currently in the Village of Oak Brook. However, the plan is to extend Cheval 
Drive westward, across the municipal boundary into Hinsdale to develop the aforementioned 9 villas. The 
applicant is also proposing to construct 7 duplex villas (14 independent senior living homes) on the east 
side of Cheval Drive in the Village of Oak Brook. The applicant has stated that the project would move 
forward even if the 7 duplex villas in Oak Brook are not approved. 
 
The Map Amendment application is a request to change a 7.6 acre parcel from IB Institutional Buildings 
District to an R-2 Single Family Residential District to be contiguous with the rest of the R-2 zoning of the 
proposed development and area north of Ogden Avenue. The proposed Text Amendment is to amend 
Section 3-106(B)(1), to allow applications for planned developments in the residential districts with a 
minimum lot area of 15 acres, versus the current 20 acre lot minimum. Per the applicant, the requested 
planned development waivers are labeled “Concept Level”, dated March 26, 2020, and primarily height-
oriented requests for zoning relief.   
 
The purpose for the Planned Development Concept Plan application is to provide the applicant an 
opportunity to show the basic scope, character, and nature of the entire proposed plan without incurring 
undue cost. It is the initial step towards public hearings for the applicant to present the plan and allow for 
changes based on the input received throughout the process of approval. Approval of a Concept Plan 
binds both the applicant and the Village with respect to various basic elements of the development, such 
as the categories of uses to be permitted, general location of uses, density, architectural style, etc.  
 
Contingent on an approved Concept Plan, a subsequent Planned Development Detailed Plan would be 
submitted to refine the elements of the Concept Plan. It should be noted that the applicant has included 
a traffic impact study (dated 12.06.19 and updated 03.13. 20), draft fiscal impact analysis (dated 11.18.19), 
and a demand analysis study (dated 09.06.19). 
 
On January 28, 2020, the Village Board referred this application to the PC, with the following comments: 
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1. The proposed four (4) story height is a non-starter.  The maximum height should be three (3) 

stories.   
2. The building should be moved further north for greater setback distance from Ogden Avenue. 
3. The building appears too wide and too massive from Ogden Avenue and should be broken 

up.  Glass atria connections were specifically mentioned by the Village Board as an option. 
4. The building in general is too large.   
5. The Public Benefit requirement should not be waived.  Moreover, it should be a benefit to the 

community at large, and not just to those in the development. 
6. Alternate architectural styles should be considered.  It should be smaller, understated, and 

constructed with upscale materials and exterior finishes similar to that at Hinsdale Meadows on 
55th & County Line. 

7. There were concerns over the market demand. 
8. There were concerns over the increased traffic. 
9. A request to look at options for the development of a public park on the east side of Adams. 

 
Process 
 
Pursuant to Article 6, Section 11-601(D)(2)(a) of the Village of Hinsdale Zoning Ordinance, every properly 
filed and completed application for an amendment to this code, before being processed in any other 
manner, shall be referred to the Village Board for a determination as to whether the application merits a 
hearing and consideration by the PC or should be summarily denied. 
 
At the January 28, 2020, meeting, the Village Board approved to refer the application packet to the PC for 
a hearing and consideration of a map amendment, text amendment to Section 3-106: Special Uses, to 
allow a Planned Development in any single-family residential district, subject to the issuance of a special 
use permit, and subject to a minimum lot area of 15 acres and Planned Development Concept Plan. The 
discussion at the public meeting can be viewed here at the 31.45 minute mark:  
http://villageofhinsdale.granicus.com/MediaPlayer.php?clip_id=305 
 
The purpose of the application for the May 13, 2020, PC meeting is to schedule a future public hearing to 
consider the application packet, in accordance to Section 11-303.  
 
Within forty five (45) days following the conclusion of the public hearing(s), the PC shall transmit to the  
Village Board its recommendation in the form specified by subsection 11-103(H). The failure of the PC to 
act within forty five (45) days following the conclusion of such hearing, or such further time to which the 
applicant may agree, shall be deemed a recommendation for the approval of the proposed amendment 
as submitted. 
 
Attachments: 
 
Attachment 1 – Planned Development Concept Plan, Map and Text amendment Applications 
Attachment 2 -  Zoning Map and Project Location 
Attachment 3 -  January 28, 2020, Village Board Minutes relevant to application 
Attachment 4 -  Public Comment letters/emails (as of 06.04.20) 

https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fvillageofhinsdale.granicus.com%2FMediaPlayer.php%3Fclip_id%3D305&data=02%7C01%7Ccyu%40villageofhinsdale.org%7C81afdf9da305484d906808d7ab4259ab%7C7c4315571a244ebd9a008629446dbc38%7C0%7C0%7C637166173764383151&sdata=o95z9XIIvD9tfEVOboQRB0PlVxcPjqRMg5hhQiceAwE%3D&reserved=0
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=10&find=11-103


 
 
 
 
 
 

 
 
 
 
 

March 26, 2020 
 
 
Board of Trustees, Village of Hinsdale 
Commissioners, Village of Hinsdale Plan Commission 
Kathleen Gargano, Village Manager  
Rob McGinnis, Director of Community Development  
Chan Yu, Village Planner  
 
 
Re:  April 2020 Plan Commission Public Hearing Request  

Hinsdale Senior Residences Development 
 
 
Ryan Companies US, Inc. (Ryan) respectfully requests to be added to the April Plan Commission 
meeting agenda regarding the Hinsdale Senior Residences development located at the northwest 
corner of Ogden Avenue and Adams Street.  Ryan presented the conceptual plans to the Village 
Board on January 7th and January 28th.  The Board provided a positive vote of referral to the 
Village Plan Commission on January 28th.  Since January, Ryan has taken the time to update the 
plan in a thoughtful and realistic way.  The northern plan for senior living villas has not changed 
since January.  Shown below are the items the Village Board encouraged Ryan to address, along 
with our adjustments to the plans since then.    
 

1. Setbacks: The January plan showed a minimum building setback from Ogden of 39.5 
feet.  The updated site plan increases the minimum building setback to 50 feet (11 feet 
increase).  In addition, the building setback from Adams Street has been increased from 
35 feet to 50 feet.  We are challenged to increase the setbacks any more due to the 
stormwater floodway restrictions of the property.    

2. Height:  The existing building on the property is 2 to 3 stories in height.  The January 
plans showed 4-story height at the rear of the property, about 250 feet away from Ogden 
Avenue.  The current plans have been adjusted to show a building of 3-story maximum 
height with 2-story height along Ogden Avenue.   

3. Architectural Style: The January plans showed a Craftsman style architecture.  Since 
January, Ryan has been focused on changing the general architecture theme to a rich 
Georgian expression and improving the architecture interest and setbacks adjacent to 
Ogden Avenue.   

4. Public Benefit: In January, Ryan presented the following public benefits of the 
development: 
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a. Adds approximately 400 construction jobs and a variety of 95 full time equivalent 
permanent jobs. 

b. Provides a continuum of care housing stock not currently available in Hinsdale to 
meet market demand of aging population. 

c. Improves stormwater management in the area. 

d. Replaces the current building with substantially improved architecture from 
Ogden Avenue. 

e. Invests $95M of private capital into a property with development challenges. 

f. Adds revenue to the Village and schools 

i. Approx. $1.4M additional to Village of 20 years 

ii. Approx. $6.4M additional to School District 86 over 20 years  

iii. Approx. $11.4M additional to School District 181 over 20 years 

g. Provides a pedestrian walking path and 60% greenspace. 

The Board encouraged Ryan in January to provide additional public benefit.  In addition 
to the public benefits listed above, Ryan is willing to contribute $250,000 to the Village for 
local park improvements.  This contribution would be provided at certificate of occupancy 
and this would satisfy the Village public open space and public benefit requirements.   

5. The January presentation include the senior living community name as “Clarendale”, 
which is a brand created by Ryan and our partner LCS.  The property at Ogden and 
Adams is obviously in Hinsdale, but near Clarendon Hills.  The community name has 
been changed to “Hinsdale Senior Residences” to avoid any name confusion. 

 

We are pleased to continue the process and look forward to the Village Plan Commission 
meeting in April.  

 

Sincerely, 
Ryan Companies US, Inc.  
 

 

 
Dave Erickson  
Vice President of Real Estate Development  
 

 



•	 16.8 acres at NW corner of Ogden Ave & Adams St
•	 $95M in private investment
•	 245 residences: 135 independent living, 70 assisted 

living and 40 memory care; plus 17 senior villas

•	 2-story along Ogden Ave

•	 204 parking spaces + villa driveway/garages

•	 60% greenspace

APPROX. 20-YEAR ECONOMIC IMPACT
• $23.1M increased property tax
• $1.4M additional to Village
• $6.4M additional to School District 86
• $11.4M additional to School District 181
• 95 full time equivalent jobs
• 400+ construction jobs

PUBLIC BENEFIT
•	 Meets market demand for senior housing continuum not currently 

available in Hinsdale
•	 Improving the stormwater management in the area
•	 Replacing the current aging building with substantially improved 

architecture from Ogden Ave
•	 Investing $95M of private capital into a property with development 

challenges
•	 Additional revenue to village & schools
•	 Pedestrian walking path & 60% greenspace
•	 Creating 400+ jobs during construction & 95 permanent full-time
•	 $250,000 contribution to village for local parks

•	 Village-style living
•	 Well-bundled, quality services
•	 Dining and deli bistro 

restaurants, club bar
•	 Theatre for movies and parties
•	 Continuing education
•	 Whole-person health and 

wellness programs

•	 Concierge and activities director
•	 Housekeeping cleaning service
•	 24-hour staff, health or nursing 

related services
•	 Transportation to local shopping, 

events, medical appointments
•	 Wifi, maintenance and utilities
•	 Covered parking

THE NEW DEVELOPMENT

THE COMMUNITY

March 26, 2020
Hinsdale Senior Residences
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I. PROJECT DESCRIPTION 
 
Ryan Companies US, Inc. (Ryan) is pleased to present to the Village of Hinsdale a $95M Class A 
senior living development at the northwest corner of the Village.  Ryan has under contract to purchase 
the northwest property at Ogden Avenue and Adams Street, which is currently owned and operated by 
the not-for-profit organization Institute of Basic Life Principles (IBLP).  “Hinsdale Senior 
Residences” will be 245 residences for seniors that desire an independent living lifestyle, and for 
seniors in need of assisted living care and memory care as well as an additional 17 single story villas 
in Hinsdale for independent living seniors.  All units will have monthly market rates and will not have 
a large entrance fee like some other senior living communities in the area.   
 
A few key points regarding this development: 

o Quality Sponsorship: Ryan will deliver high-quality attractive buildings that the Hinsdale 
community will be proud of.   

o Market Need: There is strong market demand for seniors housing in Hinsdale.   
o Zoning: There will be a rezone from R-2/I-B to R-2 PD. 
o Public Benefit: See public benefit section below. 

 
II. VILLAGE BOARD FEEDBACK AND UPDATES  

 
Ryan presented the conceptual plans to the Village Board on January 7th and January 28th.  The Board 
provided a positive vote of referral to the Village Plan Commission on January 28th.  Since January, 
Ryan has taken the time to update the plan in a thoughtful and realistic way.  The northern plan for 
senior living villas has not changed since January.  Shown below are the items the Village Board 
encouraged Ryan to address, along with our adjustments to the plans since then.    

1. Setbacks: The January plan showed a minimum building setback from Ogden of 39.5 feet.  
The updated site plan increases the minimum building setback to 50 feet (11 feet increase).  
In addition, the building setback from Adams Street has been increased from 35 feet to 50 
feet.  We are challenged to increase the setbacks any more due to the stormwater floodway 
restrictions of the property.    

2. Height:  The existing building on the property is 2 to 3 stories in height.  The January plans 
showed a proposed 4-story height at the rear of the property, about 250 feet away from 
Ogden Avenue.  The current plans have been adjusted to show a proposed building height of 
3-story maximum with 2-story height along Ogden Avenue.   

3. Architectural Style: The January plans showed a Craftsman style architecture.  Since January, 
Ryan has been focused on changing the general architecture theme to a rich Georgian 
expression and improving the architecture interest and setbacks adjacent to Ogden Avenue.   

4. Public Benefit: The January plan included numerous public benefits such as addressing a 
housing choice need, additional jobs, improved stormwater for the area, additional revenue of 
approximately $1.4M to Village over 20 years and $17.8M to the school districts.  The Board 
encouraged Ryan in January to provide additional public benefit.  In addition to the public 
benefits listed above, Ryan is willing to contribute $250,000 to the Village for local park 
improvements.  This contribution would be provided at certificate of occupancy and this 
would satisfy the Village public open space and public benefit requirements.  See the public 
benefits section below for more detail.  

5. The January presentation include the senior living community name as “Clarendale”, which is 
a brand created by Ryan and our partner LCS.  The property at Ogden and Adams is 
obviously in Hinsdale, but near Clarendon Hills.  The community name has been changed to 
“Hinsdale Senior Residences” to avoid any name confusion.  
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III. OWNERSHIP  
 
Ryan will be a co-owner, general contractor and developer for the development at the northwest 
corner of Ogden and Adams Street, and Life Care Services (LCS) will be a co-owner and operator.  
Ryan, regionally located in Naperville, has been in business for over 85 years and provides real estate 
development, design, general contracting, asset management and property management services 
throughout the Country.  LCS is a national senior housing owner and operator, headquartered in Des 
Moines, Iowa.  LCS has been in business since 1971 and is the second largest operator serving seniors 
in the Country.  LCS manages over 130 communities and over 32,000 residents.  Hinsdale Senior 
Residences will be the twelfth overall for the Ryan/LCS partnership.  Both Ryan and LCS bring 
expertise to this development that the Village and local seniors will appreciate.   
 

IV. DAY-TO-DAY OPERATIONS 
  

The proposed development will provide housing and amenities for independent seniors, as well as 
seniors in need of assisted living care and memory care.  Life Care Services, a national leader in 
senior housing management, will be the building operator as well as ownership partner.  Included in 
the monthly rate are meals for independent residents, while the assisted living and memory care 
residents will be served three meals per day.  Each of the three levels of care will have their own 
dining venue to eat and socialize.  Monthly housekeeping services will be provided for independent 
residents, while weekly housekeeping service will be provided for the assisted living and memory 
care residents, with daily spot cleaning provided for all residents.  Weekly laundry (flat linens) will 
be provided for all assisted living and memory care residents.  Each independent living suite includes 
a washer and dryer.  Life Care Services will establish a comprehensive program that will meet the 
social, spiritual, emotional, and physical needs of the residents to provide an active and quality 
lifestyle for the residents who wish to participate.  
 

V. BUILDING DESCRIPTION 
 
The IBLP regional office is located at the northwest corner of Ogden Avenue and Adams Street.  This 
existing maximum 3-story building consists of 28,000 square feet over the top two floors and an 
additional 63,680 over the first floor.  The entire building will be removed as part of the development.  
The proposed maximum 3-story senior living community will consist of 245 units (135 independent 
living, 70 assisted living and 40 memory care) with 330,000 gross square feet with an additional 17 
villas in Hinsdale with 43,800 gross square feet.  The building and surrounding berms/landscaping 
have been purposefully designed so that the building height is 2-stories along Ogden Avenue, with a 
maximum height of 3-story. The exterior of the new senior living building will consist primarily of 
brick, cement fiber board and decorative trim.  It is important that the building has the proper mix of 
materials that result in an inviting residential pallet.  Hinsdale Senior Residences accomplishes this 
residential pallet and material mix.  The senior residences will range in size between 300 square feet 
and 1,800 square feet.  Beneath the building includes approximately 40 garage spaces for residents.  
Approximately 35% of the building is non-rentable space and amenity space for the residents.  
Amenities include bistro serving coffee and sandwiches, separate dining venues, art studio, wellness 
and fitness center, movie room, beauty salon, large multipurpose room that is available to the public 
for meetings with management approval, pub, and ample living room space for socializing. Upon 
entering the building during normal business hours, a concierge will welcome residents within the 
main lobby and direct visitors.  The memory care area has been thoughtfully designed to give quality 
service to each of the residents.  This controlled area includes an interior courtyard and ample interior 
common space with lots of outside light for the residents.   

 
The design and construction will include many “green” initiatives, some of which include:  
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1. Stormwater management systems that reduces pollutants prior to leaving the property 
2. Energy Star appliances 
3. Low VOC finishes throughout the building for superior air quality 
4. Low flow plumbing fixtures 
5. A construction waste program that emphasizes recycling 
6. Site lighting shields to eliminate light pollution 
7. High efficiency heating and cooling units for the building   

 
VI. SITE DESIGN  

 
The 16.8-acre property in Hinsdale is located north of Ogden Avenue and west of Adams Street.  To 
the north is the Village of Oak Brook and Cheval Drive.  The plan is to extend Cheval Drive to include 
villas for independent living seniors.  The 16.8-acre property currently includes a building with an 
existing footprint of 63,680 square foot.  A notable site restriction is that floodplain/floodway/wetland 
buffers include approximately 23% of the 16.8 acres.  In addition, the site topography varies from 715 
elevation to 683 elevation, which creates engineering challenges.    
 
The subject property does not incorporate any intentional stormwater detention under existing 
conditions.  The proposed development will include stormwater best management practices and 
detention, which will reduce and improve the water quality runoff.  Additionally, currently there is a 
stormwater culvert with flowing water beneath the building.  The plan includes improving this by re-
routing the stormwater around the proposed building.   
 
Based on our experience, sufficient parking is being proposed for the senior residents, visitors and 
staff.  Shown below is a parking summary of other Ryan-LCS senior living communities.   

 
No. of Units 
(w/o villas) 

Parking Stalls For 
Senior Living 

Parking Stalls 
Per Unit 

Hinsdale, IL 245 204 0.83 
Clayton, MO 281 223 0.79 

St Peters, MO 198 150 0.76 
Bellevue, TN 195 152 0.78 

Addison, IL 188 150 0.80 
Hendersonville, TN 189 152 0.80 

Schererville, IN 177 152 0.86 
Algonquin, IL 186 157 0.84 

Mokena, IL 156 125 0.80 
 
There are currently two curb cuts along Adams Street for the property.  The northern curb cut will 
used, and the southern curb cut will be vacated.  Very few assisted living residents will drive, and 
memory care residents do not drive.  Many of the independent seniors do not drive during peak traffic 
hours and tend to carpool with other residents.  The traffic count and peak traffic flow from the 
development should have very limited impacts.  A traffic impact study was prepared by V3 
Companies on March 13, 2020 to assess the potential traffic impacts of the new development.  The 
study concludes that intersection improvements are not warranted per the Illinois Department of 
Transportation manual.  A notable item that is not contemplated in the V3 report is the amount of 
traffic that could be generated if the current 91,000 square foot building was fully occupied.  Per 
industry standard, the existing office building at full capacity would generate about 112 trips during 
the AM peak hour and 104 trips during the PM peak hour.   It was determined by V3 per actual traffic 
counts that the peak hour in the morning is 7:45am to 8:45pm and the peak hour in the afternoon is 
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4:30pm to 5:30pm.  Hinsdale Senior Residences is anticipated to generate about 57 trips during the 
AM peak hour and about 78 during the PM peak hour…both much lower than the existing office 
building at full capacity.   

 
VII. ZONING 

 
Ryan will be purchasing approximately 16.8 acres within the Village of Hinsdale.  Most of the 
property is currently zoned R-2 single-family residential, with a portion of the property zoned I-B 
institutional building.  The plan is to provide a senior living community with villas; therefore, 
requiring a Planned District.  It is proposed to rezone the property to be an R-2 PD.  
 
Please see the attached Bulk Regs Table for the requested concept modifications.  
 

VIII.  PUBLIC BENEFIT 
 
The Hinsdale Senior Residences development will be an asset to the Hinsdale community, which will 
be the first senior living community in Hinsdale that provides the independent living/assisted 
living/memory care continuum.  This use will serve a need currently not met in the Village of 
Hinsdale, and substantially upgrade the property by replacing the current aging building.  The 
valuation will have a positive real estate tax impact for local taxing bodies, while adding no additional 
kids to the local schools.  Shown below are a list of public benefits: 
 

a. Adds approximately 400 construction jobs and a variety of 95 full time equivalent 
permanent jobs. 

b. Provides a continuum of care housing stock not currently available in Hinsdale to 
meet market demand of aging population. 

c. Improves stormwater management in the area. 
d. Replaces the current building with substantially improved architecture from Ogden 

Avenue. 
e. Invests $95M of private capital into a property with development challenges. 
f. Adds revenue to the Village and schools 

i. Approx. $1.4M additional to Village of 20 years 
ii. Approx. $6.4M additional to School District 86 over 20 years  

iii. Approx. $11.4M additional to School District 181 over 20 years 
g. Provides a pedestrian walking path and 60% greenspace. 

 

The Board encouraged Ryan in January to provide additional public benefit.  In addition to the public 
benefits listed above, Ryan is willing to contribute $250,000 to the Village for local park 
improvements.  This contribution would be provided at certificate of occupancy and this would satisfy 
the Village public open space and public benefit requirements.   

 
IX.     CONCLUSION  
 
 Ryan Companies, US Inc. is excited to present this proposed development to the community of 

Hinsdale and looks forward to the culmination of efforts with the Village of Hinsdale.    



Hinsdale Senior Residences 
R2 PD
Bulk Regs. Concept Level Modifications
3/26/2020

R2 Requirements
Senior Living - Main Building 

Modifications 
Senior Living - Villa 

Modifications

Minimum Lot Area 20,000SF

Minimum Lot Area Per Unit 20,000SF

Minimum Lot Width (interior or 
corner lots)

100'

Minimum Lot Depth 125'

Minimum Front Yard* 35'

Minimum Corner Side Yard 35'

Minimum Interior Side Yard** 10'

Minimum Total Side Yard** 30% of lot width 50' 10'

Minimum Rear Yard (interior or 
corner lots)***

50' and 25', respectively

Maximum FAR .20 of Lot Area + 2,000SF

Maximum Building Coverage 25%

Maximum Lot Coverage 50%

Maximum Height
33' with 34' side setback 
34' with 44' side setback

42'9" (Max Mean Roof) with 50' 
side setback (East Main 

Building) 42'9" (Max Mean 
Roof) with 111' side setback 

(West Main Building)

No modifications requested

Maximum Stories 3 3  (No mod. requested) No modifications requested

Maximum Elevation
43' with 34' side setback 
44' with 44' side setback 

42'9" (Max Mean Roof) No modifications requested

No modifications requested

22% (No mod. requested)

No modifications requested

2,800SF

No modifications requested

No modifications requested

No modifications requested

* The proposed modification is a minimum measurement from the front of the lot to the curb, or the nearest edge of sidewalk (as 
the case may be)

** The proposed modification is a minimum measurement of building separation between the lots/units

*** The proposed modification is a minimum measurement of building separation to the perimeter lot line

No modifications requested

25' for 1-story villas 

0.46

40% (No mod. requested)
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I. INTRODUCTION 
 
V3 Companies has been retained by Ryan Companies to conduct a traffic impact study for the 
redevelopment of properties located at the northwest corner of Adams Street and Ogden 
Avenue which falls within the Villages of Oak Brook and Hinsdale, Illinois. The proposed 
redevelopment consists of senior housing, including independent living, assisted living, memory 
care, and independent living senior villas using existing driveways on Adams Street and 
proposed driveways on Cheval Drive. A site location map is included in Figure 1. 
 
The overall site consists of redevelopment pods with direct access on the existing roadway 
network and no cross access to other pods. Pod 1 is located in the northwest quadrant of the 
Ogden Avenue/Adams Street intersection and consists of up to 135 residential units of attached 
senior independent living housing and an assisted living/memory care facility with 128 total 
beds. Pod 2 is located on Cheval Drive north of Pod 1 and consists of 31 independent living 
senior villas. A conceptual site plan is included as Figure 2.   
 
The purpose of this report is to evaluate the potential traffic impacts of the proposed 
redevelopment which is expected to start construction in 2021 and be built out in 2023. Traffic 
estimates are projected for 2028, which is five years beyond the anticipated opening date. The 
study area consists of the existing stop controlled intersection of Ogden Avenue/Adams Street 
as well as the driveways on Adams Street.   
 
This report includes a description of existing conditions, data collection, capacity analysis, 
evaluation of data, and conclusions.    
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II. PROJECT CONDITIONS 
 
Land Uses 
 
A variety of land uses exist near the project site, primarily consisting of residential, recreational, 
and medical office uses. The surrounding land uses are illustrated in Figure 3.  
 
Roadway System 
 
The characteristics of the roadways in the vicinity of the site are presented below. The existing 
lane configurations in the study area are illustrated in Figure 4. 
 
Roadway Descriptions 
 
Ogden Avenue (US 34) is an east-west principal arterial roadway with two lanes in each 
direction of travel and a posted speed limit of 35 mph. No sidewalks are provided on either side 
of the roadway. There are several residential street intersections present on Ogden Avenue in 
the project area as well as driveways for the medical office buildings to the south. Ogden 
Avenue (US 34) is under IDOT jurisdiction.  
 
Adams Street is a north-south local roadway with one lane in each direction and a posted speed 
limit of 30 mph. A sidewalk is provided on the east side of Adams Street. A number of 
residential streets and private driveways are present on both sides of the roadway. Adams 
Street is under the jurisdiction of the Village of Hinsdale.  
 
Intersection Descriptions 
 
The intersection of Ogden Avenue/Adams Street is a minor street stop-controlled T-intersection. 
The southbound approach on Adams Street is stop controlled and has one shared left/right turn 
lane. The eastbound and westbound approaches on Ogden Avenue are free-flow. The 
eastbound approach has one shared left/through lane and one through lane. The westbound 
approach provides one through lane and one shared through/right turn lane. There are no 
pedestrian crosswalks at this intersection.  
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EXISTING LANE CONFIGURATION

FIGURE 4
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Traffic Volumes 
 
To assist in the evaluation of the traffic impact on the roadway system resulting from the 
proposed redevelopment, existing vehicular volumes were collected at the intersection of Ogden 
Avenue/Adams Street.  
 
Existing traffic counts were collected on Thursday, August 22, 2019. The morning peak period 
counts occurred from 7:00 am to 9:00 am and the evening peak period counts occurred from 
4:00 pm to 6:00 pm. The count periods were selected to be consistent with traditional peak 
hours for arterials.  
  
The traffic volumes collected indicate that the weekday peak hours occur from 7:45 am to 8:45 
am and 4:30 pm to 5:30 pm. The existing peak hour vehicular volumes at the study area 
intersections are illustrated in Figure 5. A summary of the traffic volumes collected in fifteen 
minute increments is provided in Appendix A.  
 
Proposed Development 
 
Land Use Development  
 
The property on the east side of Adams Street is currently vacant and available for 
redevelopment. The area is currently zoned for R-2 Residential uses which would allow for the 
development of single family homes. Based on the likely size of the potential lots, approximately 
42 single family homes could be developed on this property. For the purposes of this study, 
assumed values for this potential redevelopment will be included in the background traffic 
conditions.  
 
It is also worth noting that several properties exist on the project site that will be redeveloped, 
including a 91,000 square foot building at the northwest corner of Ogden Avenue and Adams 
Street and several residential homes.  The 91,000 square foot building was mostly vacant at the 
time of traffic counts, and the removal of potential trips associated with the existing homes is 
expected to be minor.  Therefore, no adjustments are made to the existing or background traffic 
volumes to account for the removal of trips associated with these properties, which will maintain 
conservative analysis. 
 
There are no other known proposed land development projects in the vicinity of the site that will 
impact the study area. 
 
Roadway Development 
 
There are no known proposed roadway projects in the vicinity of the site that will impact the 
study area.  The redevelopment within Pod 1 will accessed via a full access driveway on Adams 
Street and consists of one inbound and one outbound lane with no auxiliary lanes provided on 
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Adams Street. Pod 2 will be accessed via the existing intersection of Adams Street & Cheval 
Drive.  
 
  



EXISTING TRAFFIC VOLUMES

FIGURE 5
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III. TRAFFIC FORECASTS 
 
Project Traffic Volumes 
 
Trip Generation 
 
The proposed development consists of several different land uses related to senior housing.  
For the purposes of this study the proposed development is sorted into discrete pods based on 
the access points to that portion of the development.  Project traffic is estimated using the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th Edition.  The following 
land use categories are used to determine project traffic:  

 
Senior Adult Living - Attached (ITE Land Use Code 252) – Senior adult housing consists 
of attached independent living developments, including retirement communities, age-
restricted housing, and active adult communities. These developments may include 
limited social or recreational services. However, they generally lack centralized dining 
and onsite medical facilities. Residents in these communities live independently, are 
typically active (requiring little to no medical supervision) and may or may not be retired. 
 
Assisted Living (ITE Land Use Code 254) – An assisted living complex is a residential 
setting that provides either routine general protective oversight or assistance with 
activities necessary for independent living to mentally or physically limited persons. It 
commonly has separate living quarters for residents. Its services typically include dining, 
housekeeping, social and physical activities, medication administration, and 
transportation. Alzheimer’s and ALS care are commonly offered by these facilities, 
though the living quarters for these patients may be located separately from the other 
residents. Assisted care commonly bridges the gap between independent living and 
nursing homes. In some areas of the country, assisted living residences may be called 
personal care, residential care, or domiciliary care. Staff may be available at an assisted 
care facility 24 hours a day, but skilled medical care—which is limited in nature—is not 
required. 
 

The Trip Generation Manual, 10th Edition assigns trip generation rates based on a peak period 
and an independent variable. In this case, dwelling units is the applicable variable for the senior 
adult living land use, and beds is the applicable variable for assisted living. The am and pm trip 
generation rates are selected as the average rate for weekday, peak hour of adjacent street 
traffic for one hour from 7 am to 9 am and 4 pm to 6 pm.   
 
The Trip Generation Manual, 10th Edition includes a note that the peak hour of trips generated 
by age-restricted housing land uses typically do not coincide with the peak hour of the adjacent 
street traffic. This is due to the fact that residents are largely retired and do not travel during 
traditional commuting hours. The operator of the proposed development has also confirmed that 
employee shift-changes for the proposed senior living community will be scheduled at 7:00 am, 
3:00 pm, and 11:00 pm, which are outside of the am and pm peak hours. The peak hour of the 
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adjacent roadway network is used in this analysis because the higher peak hour volumes on 
Ogden Avenue will likely represent the highest delays that may occur into and out of the 
proposed redevelopment.      
 
A summary of trip generation is provided in Table 1. 

 
Table 1: Project Trip Generation 

 
 
Trip Distribution and Assignment 
 
The direction from which traffic approaches and departs a site is a function of numerous 
variables, including location of residences, employment centers, and commercial/retail centers, 
available roadway systems, location and number of access points, and level of congestion on 
adjacent road systems. 
 
For this study, 10 percent of traffic generated by the proposed development has been assigned 
to the north and the remaining 90 percent has been assigned to the south to Ogden Avenue. 
Since Adams Street currently serves mostly residential traffic, it is anticipated that the existing 
travel patterns at the Ogden Avenue intersection will continue with the new trips generated by 
the proposed residential units. Therefore, the trips generated by the proposed development are 
assigned to the roadway network in proportion to the observed minor movement volumes with 
different distributions for the am and pm peak hours.   
 
This distribution will be applied to the southbound left and right turning vehicles for the exiting 
trips and for the eastbound left and westbound right turning vehicles for the entering trips. For 
example, the southbound/outbound vehicle trips will be assigned the same vehicle split as the 
existing 23 southbound right turns and 9 southbound left turns during the am peak hour and as 
the 50 southbound right turns and 4 southbound left turns during the pm peak hour. The project 
trip distribution percentages for the Ogden Avenue/Adams Street intersection for the exiting and 
entering vehicles are illustrated in the inset of Figure 6.  
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The directional distribution and assignment of new project traffic is illustrated in Figure 6. 
 
Background Traffic Volumes 
 
Traffic is projected to 2028, which is five years beyond the anticipated build out in 2023.  The 
anticipated growth rates in the area are based on projections from the Chicago Metropolitan 
Agency for Planning (CMAP). The AADT for Ogden Street was obtained from the IDOT website.  
A summary of the CMAP growth rate for Ogden Avenue is provided in Table 2. CMAP 
correspondence, including supporting historical AADT information, is provided in Appendix B.    
 

Table 2: CMAP Growth Rates 

 
 
The CMAP projections indicate that the yearly growth rate is 0.36 percent per year. This 
amounts to total growth of 3.24 percent from 2019 to 2028. This growth factor is applied to the 
existing peak hour counts for the Ogden Avenue through movements to obtain the background 
volumes. 
 
Additionally, areas to the east of Adams Street are currently vacant and could be redeveloped in 
the future. This area is currently zoned for R-2 Residential, which will allow for the construction 
of single family homes. For the purposes of this study, it is assumed that 42 single family homes 
will be constructed in this area by 2028. A summary of the trip generation associated with the 
assumed single family homes development is provided in Table 3.  
 

Table 3: Additional Background Trip Generation 

 
 
It is assumed that the trip distribution and assignment of the assumed single family development 
will be consistent with the assignment and distribution of the proposed development. The 
assumed trip generation is added to the CMAP based background growth to obtain the 
background traffic volumes.  The 2028 background traffic volumes are illustrated in Figure 7. 
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Future Traffic Volumes 
 
The project traffic volume is added to the background volume to obtain the future traffic volumes 
for the study intersections. Future with project traffic volumes are depicted in Figure 8. 
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IV. TRAFFIC ANALYSIS 
 
Auxiliary Lane Analysis 
 
This study evaluated whether additional auxiliary lanes are warranted at the study area 
intersections. The warrant analysis follows the methodology detailed in IDOT’s Bureau of 
Design and Environmental Manual (BDE). Warrants are determined based on factors such as 
through volume, opposing volume, and percentage of turning vehicles. Different warrants are 
used for left turn lanes and right turn lanes, and factors such as design speed.   
 
The right turn movements at the intersection of Ogden Avenue and Adams Street do not meet 
the warrant for an auxiliary right turn lane. Additionally, few driveways in the area have 
dedicated right turn lanes. Therefore, right turn lanes are not recommended. 
 
The eastbound left turn movement at the intersection of Ogden Avenue and Adams Street does 
not meet the warrant for an auxiliary left turn lane during either peak hour.  Additionally, there 
are no unsignalized driveways or intersections along the corridor east of IL 83 that have 
dedicated left turn lanes. Therefore, left turn lanes are not recommended.  
 
Supporting information for the auxiliary lane analysis is included in Appendix C. 
 
Capacity Analysis 
 
The operation of a facility is evaluated based on level of service (LOS) calculations obtained by 
analytical methods defined in the Transportation Research Board’s Highway Capacity Manual 
(HCM), 6th Edition. The concept of LOS is defined as a quality measure describing operational 
conditions within a traffic stream, generally in terms of such service measures as speed and 
travel time, freedom to maneuver, traffic interruptions, and comfort and convenience.   
 
There are six LOS letter designations, from A to F, with LOS A representing the best operating 
conditions and LOS F the worst. 

 
The LOS of an intersection is based on the average control delay per vehicle.  For a signalized 
intersection, the delay is calculated for each lane group and then aggregated for each approach 
and for the intersection as a whole.  Generally, the LOS is reported for the intersection as a 
whole.  For an unsignalized intersection, the delay is only calculated and reported for each 
minor movement.  An overall intersection LOS is not calculated. 
 
There are different LOS criteria for signalized and unsignalized intersections primarily due to 
driver perceptions of transportation facilities.  The perception is that a signalized intersection is 
expected to carry higher traffic volumes and experience a greater average delay than an 
unsignalized intersection. The LOS criteria for signalized and unsignalized intersections are 
provided in Table 4. 
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Table 4: Level of Service Definitions for Signalized and Unsignalized Intersections 

Level of Service 
Signalized Intersection 

Control Delay 
(seconds/vehicle) 

Unsignalized Intersection 
Control Delay 

(seconds/vehicle) 

A < 10 ≤ 10.0 

B > 10.0 and ≤ 20.0 > 10.0 and ≤ 15.0 

C > 20.0 and ≤ 35.0 > 15.0 and ≤ 25.0 

D > 35.0 and ≤ 55.0 > 25.0 and ≤ 35.0 

E > 55.0 and ≤ 80.0 > 35.0 and ≤ 50.0 

F > 80.0 > 50.0 

Source:  Transportation Research Board, Highway Capacity Manual 6th Edition, National Research 
Council, 2016.   

 

 

 
The study area consists of the stop controlled intersection of Ogden Avenue/Adams Street and 
the proposed site driveways on Adams Street. Capacity analysis was performed with Synchro 
9.1 (9.1.912). Models were created for the weekday am and weekday pm peak hours for the 
existing, 2028 background, and 2028 future with project scenarios. Multiple scenarios are 
created to evaluate the existing, background, and future with project traffic volumes for the 
weekday am and pm peak hours. Results for the unsignalized intersections are summarized in 
Table 5. Supporting analysis worksheets for the existing, background and future traffic 
conditions are provided in Appendices D, E and F. 
 

Table 5: Unsignalized Intersection Capacity Analysis 

 
  

All minor approaches and movements at the unsignalized intersection of Ogden Avenue and 
Adams Street operate at LOS C or better during both the weekday am and pm peak hours 
under existing conditions. Delays increase slightly in the background scenario but there are no 
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changes in level of service. The addition of the project related trips again slightly increases the 
delay for several movements but all movements continue to operate at LOS C or better with the 
exception of the southbound approach at the Ogden Avenue/Adams Street intersection during 
the pm peak hour, which falls to LOS D. 
 
All movements and approaches for the development driveways operate at LOS A during both 
the am and pm peak hours along Adams Street. 
 
Overall, it is concluded that no modifications are necessary at the study area intersections.  The 
proposed lane configuration is illustrated in Figure 9 
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V. CONCLUSIONS 
 
The purpose of this study is to evaluate the potential traffic impacts for the redevelopment of 
properties located at the northwest corner of Adams Street and Ogden Avenue which falls within 
the Villages of Oak Brook and Hinsdale, Illinois. The proposed redevelopment consists of senior 
housing, including independent living, assisted living, memory care, and independent living 
senior villas accessed via driveways on Adams Street.  
 
Pod 1 is located in the northwest quadrant of the Ogden Avenue/Adams Street intersection and 
consists of up to 135 residential units of attached senior independent living housing and an 
assisted living/memory care facility with 128 total beds. Pod 2 is located on Cheval Drive north 
of Pod 1 and consists of 31 independent living senior villas.  
 
Traffic estimates are projected to 2028, which is five years beyond the anticipated build out in 
2023, utilizing growth rates from CMAP that project traffic volumes to 2050.  The background 
condition also includes the assumed development of 42 single family homes in a separate 
development on Adams Street. 
 
The proposed development will be accessed through driveways on Adams Street. A substantial 
portion of traffic is anticipated to approach and depart the site via the intersection of Ogden 
Avenue and Adams Street.  Left turn lane and right turn lane analyses have been conducted 
following the warrants documented in the IDOT BDE Manual. Results of the warrant analyses 
indicate that left turn and right turn lanes are not warranted at any study area intersections and 
driveways.  
 
For this study, 10 percent of traffic generated by the proposed development has been assigned 
to the north and the remaining 90 percent has been assigned to the south to Ogden Avenue. 
Since Adams Street currently serves mostly residential traffic, it is anticipated that the existing 
travel patterns at the Ogden Avenue intersection will continue with the new trips generated by 
the proposed residential units. Therefore, the trips generated by the proposed development are 
assigned to the roadway network in proportion to the observed minor movement volumes with 
different distributions for the am and pm peak hours.   
 
All minor approaches and movements at the unsignalized intersections on Ogden Avenue 
operate at LOS C or better during both the weekday am and pm peak hours under existing 
conditions. Delays increase slightly in the background scenario but there are no changes in 
level of service. The addition of the project related trips again slightly increases the delay times 
for several movements but all movements continue to operate at LOS C or better with the 
exception of the southbound approach at the Ogden Avenue/Adams Street intersection during 
the pm peak hour, which falls to LOS D. 
 
All movements and approaches for the development driveways operate at LOS A during both 
the am and pm peak hours along Adams Street. 
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Overall, it is concluded that no modifications are necessary at the intersection of Ogden 
Avenue/Adams Street and that no auxiliary turn lanes are necessary at the proposed 
intersections on Adams Street.   
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November 18, 2019 
 
Mr. Brandon Raymond 
Ryan Companies 
 
Dear Brandon: 
 
It is a pleasure to present this draft fiscal impact analysis of your proposed seniors housing development in Hinsdale, 
Illinois.  This report addresses the following: 
 

• Estimating the total incremental direct revenue sources and costs to the Village of Hinsdale, School District 
86 and 181 as a result of this real estate redevelopment over a 20-year period. 

 
The analysis is dependent on a number of financial and market assumptions that were developed in connection with 
this report.  Since future events are not subject to precise forecasts, some assumptions may not materialize in the 
exact form presented in this analysis.  In addition, other unanticipated events or circumstances may occur which 
could influence the future outcome and performance of the project.  Nonetheless, we believe that the underlying 
assumptions provide a reasonable basis for this analysis. 
 
We appreciate the opportunity to work with you on this engagement and look forward to discussing the results of the 
report with you. 
 
Very truly yours, 
Laube Consulting Group LLC 
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    Michael S. Laube 
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I. EXECUTIVE SUMMARY 

 
The development program is currently contemplated to be 245 market-rate senior living residences. 
 
We have analyzed the net cost/benefit to the Village, School District 86, and School District 181.  The 
net (cost)/benefit over 20-years for each is as follows: 
 

• Village of Hinsdale – Net Benefit of $1.3 million 
 

• School District 86 – Net Benefit of $6.5 million 
 

• School District 181 – Net Benefit of $11.5 million 
 

 
Please see the Appendix for the further detail of these summaries. 
 
Additional calculations made on Tables 9 – 11 of the Appendix include the employment and economic 
impact estimates of the Project.  They are summarized as follows: 
 

• Full Time Equivalent Jobs Created by the Project – 95 
• Direct Temporary Construction Jobs Created – 409 
• Direct Economic Impact - $57 million 
• Direct and Indirect Economic Impact - $125 million 
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II. DEVELOPMENT PROGRAM 

 

The development program for this site is planned to entail the construction of 245 senior living 
residences, consisting of 122 independent living units, 85 assisted living units and 38 memory care units.  
The development is called the Clarendale of Hinsdale Senior Residences. 
 
The development site is located at the northwest corner of Ogden Ave. & Adams St. in the Village. 
 
Hereinafter referred to as the “Property”. 
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III. PROPERTY TAXES 

 
Overview 

 
The assessment process involves several steps.  First, the County assessor’s office establishes the fair 
market value (“FMV”) of the property.  The FMV is the most probable price in cash, terms equivalent 
to cash, or in other precisely revealed terms, for which the appraised property will sell in a competitive 
market under all conditions requisite to a fair rate.  The FMV is determined by any number of factors 
including, but not limited to: property location, age, type, and condition of facilities and infrastructure. 
 
Second, the “assessed value” is calculated by multiplying the property’s FMV by an assessment rate.  
The assessment rate is determined by county ordinance, in the case of DuPage County, wherein this 
development resides.   
 
Third, the property’s assessed value is multiplied by an equalization factor to determine the equalized 
assessed value (“EAV”).  The equalization factor is used to ensure that property is assessed consistently 
throughout the state.  The equalization factor for Cook County is determined by the Illinois Department 
of Revenue.  Finally, the EAV is multiplied by the property tax rate to determine the tax for the property. 
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Key Assumptions 

 
• We have used an income approach to valuation and then adjusted for the market (comparable) 

approach.  We capitalized stabilized income by 9% and then discounted that value by 27.5% to 
get to an assumed tax per unit.  We believe this is reasonable and conservative in projecting the 
taxes for this development. 
 

• We have trended the initial assessed value by a reassessment growth rate of 2.5% annually. 
 
  

For a complete list of all assumptions used, please see the Appendix. 
 
Collections 

(All shown in aggregate dollars over a 20-year period) 

 
• Total Property Tax Collections - $23,793,835 

 
• Village of Hinsdale - $1,318,583 

 
• School District 86 Collections – $6,490,914 

 
• School District 181 Collections – $11,493,554 

 
Please see the Appendix for the annual cash flows and all detail.  
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IV. INCREMENTAL MUNICIPAL COSTS 

 

Overview 

 

In order to objectively look at the impact to the Village, the incremental cost of this proposed project 
must also be evaluated.  Incremental municipal costs can come in the form of the need for increased 
fire, police or emergency services.  Additionally, there can also be incremental costs of providing 
water and sewer as well as Village staff time in order to evaluate the proposed plans for construction, 
the related zoning.  This section will provide a discussion of all of them. 
 
Police, Fire and Ambulance Services 

 
These types of facilities require very little service from municipal police, fire or emergency. 
Furthermore, this is an infill site that already exists in the Village and is serviced by police and fire.  
The Village should not need to add staff or additional equipment to service this site. 
 

Police 

 
These types of seniors housing developments experience very few incidents.  While it is conceivable 
that the police may need to respond on occasion, these incidents are very rare.   
 

Emergency 

 
Due to the nature of the development, being a senior residential development, the need for emergency 
services will occur, but should be able to be serviced by existing capacity due to on-site 24-hour care 
staff. 
 

Village Staff Costs  

 
The time incurred by Village staff to review and work through the zoning and building process is 
covered by the normal permits and fees paid for a facility like this.  Based upon industry averages, the 
permit fees are approximately 0.75% - 1% (all in) of the hard costs of the project aggregately.   At a 
minimum, this will cover the costs of review and time. 

 

Water and Sewer Costs 

 
This facility will be a user of the municipal water and sewer and will pay the normal and customary 
charges for this service.  Therefore, this use will not have a negative impact on the Village. 
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V. SCHOOL DISTRICT 86 AND 181 COSTS 

 

Overview 

 

We have looked at the incremental costs of the new student generation to School District 86 and 181 
as a result of the proposed seniors housing development.  
 
Because this is age-targeted seniors housing, the development will not create any additional students 
or additional demands on the school district.  Therefore, all property taxes generated by this Project 
are accretive to the school district’s tax base.  
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VI. NET COST BENEFIT CALCULATIONS OVER 20-YEARS 

 

Village of Hinsdale 

 

• Total Revenues Collected  - $1,318,583 
• Incremental Costs - $0 

 
• Net (Cost)/Benefit to the Village - $1,318,583 

 

 

Village 5-Year Cash Flow 

 

Year Collections Costs Net (Cost)/Benefit 
    

Year 1  $                                0  $0 $                           0 

Year 2  $                       55,065  $0 $                  55,065 

Year 3  $                       56,441  $0 $                  56,441 

Year 4  $                       57,852  $0 $                  57,852 

Year 5  $                       59,299  $0 $                  59,299 

 

 
School District 86 

 
• Total Revenues Collected - $6,490,914 
• Incremental Costs - $0 

 
• Net (Cost)/Benefit to SD 86 - $6,490,914 

 

School District 86 5-Year Cash Flow 

 

Year Collections Costs Net (Cost)/Benefit 
    

 
Year 1  $                                0  

 
$0 $                        0 

Year 2  $                     271,065  $0 $                271,065 

Year 3  $                    277,841  $0 $                277,841 

Year 4  $                    284,787  $0 $                284,787 

Year 5  $                     291,907  $0 $                291,907 
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School District 181 

 
• Total Revenues Collected - $11,493,554 
• Incremental Costs - $0 

 
 

Net (Cost)/Benefit to SD 181 - $11,493,554 

 

School District 181 5-Year Cash Flow 

 

Year Collections Costs Net (Cost)/Benefit 
    

 
Year 1  $                                0  

 
$         0 $                        0 

Year 2  $                     479,978  $         0 $                479,978 

Year 3  $                     491,977  $          0 $                491,977 

Year 4  $                     504,277  $          0 $                504,277 

Year 5  $                     516,884  $         0 $                516,884 

 

 

 
  



 

 
 

CLA (CliftonLarsonAllen LLP) 
220 South Sixth Street, Suite 300 
Minneapolis, MN 55402-1436 
612-376-4500 | fax 612-376-4850 
CLAconnect.com 

September 6, 2019 

MEMORANDUM 
 
TO:     Brandon Raymond 
     Ryan Companies US, Inc. 
 
FROM:     Peter Baum 

                  CliftonLarsonAllen LLP 

RE:     Hinsdale, Illinois Enhanced Demand Analysis Summary  

Introduction 
 
Ryan Companies US, Inc. (“Ryan,” “you”) engaged CliftonLarsonAllen (“CLA,” “we”) in June 2019 to conduct 
a high-level Enhanced Demand Analysis for senior housing at a site in Hinsdale, Illinois. That study, 
completed in August 2019, found significant demand for all levels of care in the defined primary market area 
(“PMA”). 

The study consisted of a demographic analysis including senior population and household growth, 
household income, and senior household tenure trends, home value analysis, and analysis of current market 
conditions for market-rate senior housing (including pending projects).  The study also provided an estimate 
of the potential for future demand for the proposed Project.   

The following presents a summary of the key findings from the study. 

The Project  

The site for Ryan’s proposed project is located at 707 Ogden Avenue, Hinsdale, Illinois. The project is 
planned to include independent living, assisted living, and memory care assisted living. A PMA made up of 
61 census tracts was defined to represent where a majority of potential future residents would originate 
from, and used as a basis for the demographic and competitor analysis included in the study.  

Demographic Analysis 

Seniors age 65-and-over are estimated to total 53,533 persons in 2019, representing an increase of 11,612 
persons, or 28 percent, from 2010. By 2024, seniors age 65-and-over are projected to total 60,815, a 14 
percent increase from 2019 estimates. 

The proportion of seniors age 75-and-over in the PMA, compared to the overall population, is estimated to 
have increased from 2010 to 2019 from 8.1 percent to 8.8 percent. It is projected to increase further to 9.4 
percent by 2024. For comparison, the proportion of seniors age 75-and-over in the Chicago Metro Area was 
5.3 percent in 2010, estimated to be 5.8 percent in 2019, and projected to be 6.6 percent in 2024 (The 
Chicago, IL Metro Area includes Cook, DeKalb, DuPage, Grundy, Kane, Kendall, McHenry, and Will counties 
in Illinois, Jasper, Lake, Newton, and Porter Counties in Indiana, and Lake and Kenosha Counties in 
Wisconsin).  
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The estimated median incomes in the PMA were also significantly higher than the Chicago, IL Metro Area. 
Seniors age 65-to-74 in the PMA had an estimated median income of $78,619 in 2019. For seniors age 75-to-
84, the estimated median income in 2019 was $48,792, and for seniors age 85-and-over the estimated 2019 
median income was $37,011. 

Real estate data from the Illinois MLS shows that cities representing the PMA had an average residential 
home sale price of $610,615 in 2017, and $610,946 in 2018. Specifically in the City of Hinsdale, the average 
sales price was $1,127,614 in 2017, and $1,133,962 in 2018. 

Competitive Market Analysis 

CLA identified 7 market-rate independent living communities with a total of 1,275 units in the PMA. The 
weighted average occupancy rate at the time of research was 93.1 percent for all seven communities. 
Excluding communities in the initial lease-up phase, the weighted average occupancy rate was 97.2 percent. 

There were 13 assisted living communities identified with 877 total units in the PMA. The weighted average 
occupancy at those communities was 88.7 percent at the time of research. Excluding a new community in 
the initial lease-up phase, the weighted average occupancy rate was 94.6 percent. 

There were also 13 memory care assisted living communities identified in the PMA, with a total of 479 units. 
The weighted average occupancy rate at the time of research was 80.0 percent. However, excluding new 
communities in the initial lease-up phase, the weighted average occupancy rate was 89.3 percent. 

CLA contacted staff at city planning departments to determine if any senior housing projects were pending 
approval or under construction in the PMA. Three total projects offering independent living, assisted living, 
or memory care assisted living were identified. Only one of the three was under construction at the time of 
research and therefore included in the unit demand estimations. However, if all three projects were to 
move forwards there would still be significant demand for Ryan’s project in Hinsdale. 
 
Demand Analysis 

 Demand for market-rate independent living units with anticipated resident rates was estimated at 
532 units in 2022 and 528 units in 2024.   

 Demand for market-rate assisted living units with anticipated resident rates was estimated at 466 
units in 2022 and 494 units in 2024.   

 Demand for market-rate memory care assisted living units with anticipated resident rates was 
estimated at 146 units in 2022 and 156 units in 2024.   

The estimated demand shown for each level of care is net of existing units; that is, demand for new 
development.  

Recommendation 

Based on the results of the study, CLA recommends Ryan continue with plans to develop a senior living 
community at the site in Hinsdale.  
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Must be accompanied by completed Plan Commission Application 

Is this a:   Map Amendment  Text Amendment 

Address of the subject property  

Description of the proposed request:

REVIEW CRITERIA 
  
Section 11-601 of the Hinsdale Zoning Code regulates Amendments.  The amendment process 
established is intended to provide a means for making changes in the text of the Zoning Code and in 
the zoning map that have more or less general significance or application.  It is not intended to relieve 
particular hardships nor to confer special privileges or rights.  Rather, it is intended as a tool to adjust 
the provisions of the Zoning Code and the zoning map in light of changing, newly discovered, or 
newly important conditions, situations, or knowledge.  The wisdom of amending the text of the Zoning 
Code is a matter committed to the sound legislative discretion of the Board of Trustees and is not 
dictated by any set standard.  However, in determining whether a proposed amendment should be 
granted or denied the Board of Trustees should be guided by the principle that its power to amend 
this Code is not an arbitrary one but one that may be exercised only when the public good demands 
or requires the amendment to be made.  In considering whether that principle is satisfied in any 
particular case, the Board of Trustees should weigh, among other factors, the below criteria. 

1. The consistency of the proposed amendment with the purpose of this Code.   

  

  
2. The existing uses and zoning classifications for properties in the vicinity of the subject property.   

  

3. The trend of development in the vicinity of the subject property, including changes, if any, such 
trend since the subject property was placed in its present zoning classification.   

COMMUNITY DEVELOPMENT 
DEPARTMENT
ZONING CODE TEXT AND MAP 
AMENDMENT APPLICATION

Below are the 14 standards for amendments that will be the criteria used by the Plan Commission 
and Board of Trustees in determining the merits of this application.  Please respond to each 
standard as it relates to the application.  Please use an additional sheet of paper to respond to 
questions if needed.  If the standard is not applicable, please mark N/A.

Northwest Corner of Ogden Avenue & Adams Street

Rezone IB to R-2 & then R-2 to R-2PD

See attached  for all items.
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4. The extent, if any, to which the value of the subject property is diminished by the existing zoning 
classification applicable to it.   

5. The extent to which any such diminution in value is offset by an increase in the public health, 
safety, and welfare.    

6. The extent, if any, to which the use and enjoyment of adjacent properties would be affected by 
the proposed amendment.  

7. The extent, if any, to which the value of adjacent properties would be affected by the proposed 
amendment.  

8. The extent, if any, to which the future orderly development of adjacent properties would be 
affected by the proposed amendment.  

9. The suitability of the subject property for uses permitted or permissible under its present zoning 
classification.   

10. The availability of adequate ingress to and egress from the subject property and the extent to 
which traffic conditions in the immediate vicinity of the subject property would be affected by the 
proposed amendment.  

11. The availability of adequate utilities and essential public services to the subject property to 
accommodate the uses permitted or permissible under the present zoning classification. 
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12. The length of time, if any, that the subject property has been vacant, considered in the context of 
the pace of development in the vicinity of the subject property.   

13. The community need for the proposed amendment and for the uses and development it would 
allow.   

14. The reasons, where relevant, why the subject property should be established as part of an 
overlay district and the positive and negative effects such establishment could be expected to 
have on persons residing in the area.   



Clarendale of Hinsdale Senior Residences
Map Amendment Responses

The consistency of the proposed amendment with the purpose of this code:

The existing uses and zoning classifications for properties in the vicinity of the subject property:

The trend of development in the vicinity of the subject property, including changes, if any, such trend 
since the subject property was placed in its present zoning classification:

The extent, if any, to which the value of the subject property is diminished by the existing zoning 
classification applicable to it:

The extent to which any such diminution in the value is offset by an increase in the public health, 
safety, and welfare:

The extent, if any, to which the use and enjoyment of adjacent properties would be affected by the 
proposed amendment:

The extent, if any, to which the value of adjacent properties would be affected by the proposed 
amendment:

The extent, if any, to which the future orderly development of the adjacent properties would be 
affected by the proposed amendment:

The suitability of the subject property for uses permitted or permissible under its present zoning 
classification:



The availability of adequate ingress to an egress from the subject property and the extent to which 
traffic conditions in the immediate vicinity of the subject property would be affected by the proposed 
amendment:

The availability of adequate utilities and essential public services to the subject property to 
accommodate the uses permitted or permissible under the present zoning classification:

The length of time, if any, that the subject property has been vacant, considered in the context of the 
pace of development in the vicinity of the subject property:

The community need for the proposed amendment and for the uses and development it would allow:

The reasons, where relevant, why the subject property should be established as part of an overly 
district and the positive and negative effects such establishment could be expected to have on persons 
residing in the area:



1 

Must be accompanied by completed Plan Commission Application 

Is this a:   Map Amendment  Text Amendment 

Address of the subject property  

Description of the proposed request:

REVIEW CRITERIA 
  
Section 11-601 of the Hinsdale Zoning Code regulates Amendments.  The amendment process 
established is intended to provide a means for making changes in the text of the Zoning Code and in 
the zoning map that have more or less general significance or application.  It is not intended to relieve 
particular hardships nor to confer special privileges or rights.  Rather, it is intended as a tool to adjust 
the provisions of the Zoning Code and the zoning map in light of changing, newly discovered, or 
newly important conditions, situations, or knowledge.  The wisdom of amending the text of the Zoning 
Code is a matter committed to the sound legislative discretion of the Board of Trustees and is not 
dictated by any set standard.  However, in determining whether a proposed amendment should be 
granted or denied the Board of Trustees should be guided by the principle that its power to amend 
this Code is not an arbitrary one but one that may be exercised only when the public good demands 
or requires the amendment to be made.  In considering whether that principle is satisfied in any 
particular case, the Board of Trustees should weigh, among other factors, the below criteria. 

1. The consistency of the proposed amendment with the purpose of this Code.   

  

  
2. The existing uses and zoning classifications for properties in the vicinity of the subject property.   

  

3. The trend of development in the vicinity of the subject property, including changes, if any, such 
trend since the subject property was placed in its present zoning classification.   

COMMUNITY DEVELOPMENT 
DEPARTMENT
ZONING CODE TEXT AND MAP 
AMENDMENT APPLICATION

Below are the 14 standards for amendments that will be the criteria used by the Plan Commission 
and Board of Trustees in determining the merits of this application.  Please respond to each 
standard as it relates to the application.  Please use an additional sheet of paper to respond to 
questions if needed.  If the standard is not applicable, please mark N/A.

Northwest Corner of Ogden Avenue & Adams Street

Reduce the minimum lot area for a planned development
from 20 acres to 15 acres

See attached  for all items.
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4. The extent, if any, to which the value of the subject property is diminished by the existing zoning 
classification applicable to it.   

5. The extent to which any such diminution in value is offset by an increase in the public health, 
safety, and welfare.    

6. The extent, if any, to which the use and enjoyment of adjacent properties would be affected by 
the proposed amendment.  

7. The extent, if any, to which the value of adjacent properties would be affected by the proposed 
amendment.  

8. The extent, if any, to which the future orderly development of adjacent properties would be 
affected by the proposed amendment.  

9. The suitability of the subject property for uses permitted or permissible under its present zoning 
classification.   

10. The availability of adequate ingress to and egress from the subject property and the extent to 
which traffic conditions in the immediate vicinity of the subject property would be affected by the 
proposed amendment.  

11. The availability of adequate utilities and essential public services to the subject property to 
accommodate the uses permitted or permissible under the present zoning classification. 
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12. The length of time, if any, that the subject property has been vacant, considered in the context of 
the pace of development in the vicinity of the subject property.   

13. The community need for the proposed amendment and for the uses and development it would 
allow.   

14. The reasons, where relevant, why the subject property should be established as part of an 
overlay district and the positive and negative effects such establishment could be expected to 
have on persons residing in the area.   



Clarendale of Hinsdale Senior Residences
Text Amendment Responses

The consistency of the proposed amendment with the purpose of this code:

The existing uses and zoning classifications for properties in the vicinity of the subject property:

The trend of development in the vicinity of the subject property, including changes, if any, such trend 
since the subject property was placed in its present zoning classification:

The extent, if any, to which the value of the subject property is diminished by the existing zoning 
classification applicable to it:

The extent to which any such diminution in the value is offset by an increase in the public health, 
safety, and welfare:

The extent, if any, to which the use and enjoyment of adjacent properties would be affected by the 
proposed amendment:

The extent, if any, to which the value of adjacent properties would be affected by the proposed 
amendment:

The extent, if any, to which the future orderly development of the adjacent properties would be 
affected by the proposed amendment:

The suitability of the subject property for uses permitted or permissible under its present zoning 
classification:



The availability of adequate ingress to an egress from the subject property and the extent to which 
traffic conditions in the immediate vicinity of the subject property would be affected by the proposed 
amendment:

The availability of adequate utilities and essential public services to the subject property to 
accommodate the uses permitted or permissible under the present zoning classification:

The length of time, if any, that the subject property has been vacant, considered in the context of the 
pace of development in the vicinity of the subject property:

The community need for the proposed amendment and for the uses and development it would allow:

The reasons, where relevant, why the subject property should be established as part of an overly 
district and the positive and negative effects such establishment could be expected to have on persons 
residing in the area:





None



Clarendale of Hinsdale Senior Residences 
R2 PD  

Requested Concept Level Modifications (3-26-2020) 
Final Modifications to be Determined at Detail Plan Level 

 
 

1. Work hours during construction adjusted so that work can commence starting at 7:00AM 
Monday-Saturday. 

2. Work hours during construction shall be added for Sundays commencing at 8:00AM and 
ending at 5:00PM. 

3. Site improvements and architecture per submitted plans.    
4. Bulk regulations per attached chart. 
5. The applicant shall not be required to adhere to any Village code updates after the date of 

this application.     
6. The park requirement for the site shall be satisfied in full by the property owner 

committing to provide the maintenance of the creek and floodplain area located on the 
property.  Owner will also maintain the four large courtyard spaces that are being created 
for the residents to enjoy outdoor spaces.  In addition, improvements include a sidewalk 
extension to tie the west side of Adams Street to the open space/ponds/walking trails 
along the east side of Adams.  And lastly, the applicant will contribute $250,000 to the 
Village for local park improvements.  This contribution would be provided at certificate 
of occupancy. 

 



Hinsdale Senior Residences 
R2 PD
Bulk Regs. Concept Level Modifications
3/26/2020

R2 Requirements
Senior Living - Main Building 

Modifications 
Senior Living - Villa 

Modifications

Minimum Lot Area 20,000SF

Minimum Lot Area Per Unit 20,000SF

Minimum Lot Width (interior or 
corner lots)

100'

Minimum Lot Depth 125'

Minimum Front Yard* 35'

Minimum Corner Side Yard 35'

Minimum Interior Side Yard** 10'

Minimum Total Side Yard** 30% of lot width 50' 10'

Minimum Rear Yard (interior or 
corner lots)***

50' and 25', respectively

Maximum FAR .20 of Lot Area + 2,000SF

Maximum Building Coverage 25%

Maximum Lot Coverage 50%

Maximum Height
33' with 34' side setback 
34' with 44' side setback

42'9" (Max Mean Roof) with 50' 
side setback (East Main 

Building) 42'9" (Max Mean 
Roof) with 111' side setback 

(West Main Building)

No modifications requested

Maximum Stories 3 3  (No mod. requested) No modifications requested

Maximum Elevation
43' with 34' side setback 
44' with 44' side setback 

42'9" (Max Mean Roof) No modifications requested

No modifications requested

22% (No mod. requested)

No modifications requested

2,800SF

No modifications requested

No modifications requested

No modifications requested

* The proposed modification is a minimum measurement from the front of the lot to the curb, or the nearest edge of sidewalk (as 
the case may be)

** The proposed modification is a minimum measurement of building separation between the lots/units

*** The proposed modification is a minimum measurement of building separation to the perimeter lot line

No modifications requested

25' for 1-story villas 

0.46

40% (No mod. requested)











Clarendale of Hinsdale Senior Residences 
Plan Commission Application 
Addendum 
November 11, 2019

General Information:
Applicant:

Owner:

Project Consultants:
Engineering, Survey, Wetlands, Environmental & Traffic 



Architecture:
Seniors Housing 

Fiscal Impact Study:

Market Study:

Subject Property Addresses & PIN:
IBLP Properties 



Clarendale of Hinsdale Senior Residences 
R2 PD  

Requested Concept Level Modifications (3-26-2020) 
Final Modifications to be Determined at Detail Plan Level 

 
 

1. Work hours during construction adjusted so that work can commence starting at 7:00AM 
Monday-Saturday. 

2. Work hours during construction shall be added for Sundays commencing at 8:00AM and 
ending at 5:00PM. 

3. Site improvements and architecture per submitted plans.    
4. Bulk regulations per attached chart. 
5. The applicant shall not be required to adhere to any Village code updates after the date of 

this application.     
6. The park requirement for the site shall be satisfied in full by the property owner 

committing to provide the maintenance of the creek and floodplain area located on the 
property.  Owner will also maintain the four large courtyard spaces that are being created 
for the residents to enjoy outdoor spaces.  In addition, improvements include a sidewalk 
extension to tie the west side of Adams Street to the open space/ponds/walking trails 
along the east side of Adams.  And lastly, the applicant will contribute $250,000 to the 
Village for local park improvements.  This contribution would be provided at certificate 
of occupancy. 

 



Hinsdale Senior Residences 
R2 PD
Bulk Regs. Concept Level Modifications
3/26/2020

R2 Requirements
Senior Living - Main Building 

Modifications 
Senior Living - Villa 

Modifications

Minimum Lot Area 20,000SF

Minimum Lot Area Per Unit 20,000SF

Minimum Lot Width (interior or 
corner lots)

100'

Minimum Lot Depth 125'

Minimum Front Yard* 35'

Minimum Corner Side Yard 35'

Minimum Interior Side Yard** 10'

Minimum Total Side Yard** 30% of lot width 50' 10'

Minimum Rear Yard (interior or 
corner lots)***

50' and 25', respectively

Maximum FAR .20 of Lot Area + 2,000SF

Maximum Building Coverage 25%

Maximum Lot Coverage 50%

Maximum Height
33' with 34' side setback 
34' with 44' side setback

42'9" (Max Mean Roof) with 50' 
side setback (East Main 

Building) 42'9" (Max Mean 
Roof) with 111' side setback 

(West Main Building)

No modifications requested

Maximum Stories 3 3  (No mod. requested) No modifications requested

Maximum Elevation
43' with 34' side setback 
44' with 44' side setback 

42'9" (Max Mean Roof) No modifications requested

No modifications requested

22% (No mod. requested)

No modifications requested

2,800SF

No modifications requested

No modifications requested

No modifications requested

* The proposed modification is a minimum measurement from the front of the lot to the curb, or the nearest edge of sidewalk (as 
the case may be)

** The proposed modification is a minimum measurement of building separation between the lots/units

*** The proposed modification is a minimum measurement of building separation to the perimeter lot line

No modifications requested

25' for 1-story villas 

0.46

40% (No mod. requested)
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Clarendale of Hinsdale Senior Residences 
R2 PD  

Requested Concept Level Modifications (3-26-2020) 
Final Modifications to be Determined at Detail Plan Level 

 
 

1. Work hours during construction adjusted so that work can commence starting at 7:00AM 
Monday-Saturday. 

2. Work hours during construction shall be added for Sundays commencing at 8:00AM and 
ending at 5:00PM. 

3. Site improvements and architecture per submitted plans.    
4. Bulk regulations per attached chart. 
5. The applicant shall not be required to adhere to any Village code updates after the date of 

this application.     
6. The park requirement for the site shall be satisfied in full by the property owner 

committing to provide the maintenance of the creek and floodplain area located on the 
property.  Owner will also maintain the four large courtyard spaces that are being created 
for the residents to enjoy outdoor spaces.  In addition, improvements include a sidewalk 
extension to tie the west side of Adams Street to the open space/ponds/walking trails 
along the east side of Adams.  And lastly, the applicant will contribute $250,000 to the 
Village for local park improvements.  This contribution would be provided at certificate 
of occupancy. 

 



Hinsdale Senior Residences 
R2 PD
Bulk Regs. Concept Level Modifications
3/26/2020

R2 Requirements
Senior Living - Main Building 

Modifications 
Senior Living - Villa 

Modifications

Minimum Lot Area 20,000SF

Minimum Lot Area Per Unit 20,000SF

Minimum Lot Width (interior or 
corner lots)

100'

Minimum Lot Depth 125'

Minimum Front Yard* 35'

Minimum Corner Side Yard 35'

Minimum Interior Side Yard** 10'

Minimum Total Side Yard** 30% of lot width 50' 10'

Minimum Rear Yard (interior or 
corner lots)***

50' and 25', respectively

Maximum FAR .20 of Lot Area + 2,000SF

Maximum Building Coverage 25%

Maximum Lot Coverage 50%

Maximum Height
33' with 34' side setback 
34' with 44' side setback

42'9" (Max Mean Roof) with 50' 
side setback (East Main 

Building) 42'9" (Max Mean 
Roof) with 111' side setback 

(West Main Building)

No modifications requested

Maximum Stories 3 3  (No mod. requested) No modifications requested

Maximum Elevation
43' with 34' side setback 
44' with 44' side setback 

42'9" (Max Mean Roof) No modifications requested

No modifications requested

22% (No mod. requested)

No modifications requested

2,800SF

No modifications requested

No modifications requested

No modifications requested

* The proposed modification is a minimum measurement from the front of the lot to the curb, or the nearest edge of sidewalk (as 
the case may be)

** The proposed modification is a minimum measurement of building separation between the lots/units

*** The proposed modification is a minimum measurement of building separation to the perimeter lot line

No modifications requested

25' for 1-story villas 

0.46

40% (No mod. requested)
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CERTIFICATION 
The Applicant certifies and acknowledges and agrees that: 

A. The statements contained in this application are true and correct to the best of the Applicant's knowledge and
belief. The owner of the subject property, if different from the applicant, states that he or she consents to the filing
of this application and that all information contained in this application is true and correct to the best of his or her
knowledge.

B. The applicant understands that an incomplete or nonconforming application will not be considered.  In addition,
the applicant understands that the Village may require additional information prior to the consideration of this
application which may include, but is not limited to, the following items:

1. Minimum yard and setback dimensions and, where relevant, relation of yard and setback dimensions
to the height, width, and depth of any structure.

2. A vehicular and pedestrian circulation plan showing the location, dimensions, gradient, and number of
all vehicular and pedestrian circulation elements including rights-of-way and streets; driveway
entrances, curbs, and curb cuts; parking spaces, loading spaces, and circulation aisles; sidewalks,
walkways, and pathways; and total lot coverage of all circulation elements divided as between
vehicular and pedestrian ways.

3. All existing and proposed surface and subsurface drainage and retention and detention facilities and
all existing and proposed water, sewer, gas, electric, telephone, and cable communications lines and
easements and all other utility facilities.

4. Location, size, and arrangement of all outdoor signs and lighting.

5. Location and height of fences or screen plantings and the type or kink of building materials or
plantings used for fencing or screening.

6. A detailed landscaping plan, showing location, size, and species of all trees, shrubs, and other plant
material.

7. A traffic study if required by the Village Manager or the Board or Commission hearing the application.

C. The Applicants shall make the property that is the subject of this application available for inspection by the Village
at reasonable times;

D. If any information provided in this application changes or becomes incomplete or inapplicable for any reason
following  submission  of  this  application,  the  Applicants  shall  submit  a  supplemental  application  or  other
acceptable written statement containing the new or corrected information as soon as practicable but not less than
ten days following the change, and that failure to do so shall be grounds for denial of the application; and

E. The Applicant understands that he/she is responsible for all application fees and any other fees, which the Village
assesses under the provisions of Subsection 11-301D of the Village of Hinsdale Zoning Code as amended April
25, 1989.

F. THE OWNER OF THE SUBJECT PROPERTY AND, IF DIFFERENT, THE APPLICANT ARE JOINTLY AND
SEVERALLY LIABLE FOR THE PAYMENT OF THE APPLICABLE APPLICATION FEE.  BY SIGNING THE
APPLICATION, THE OWNER HAS AGREED TO PAY SAID FEE, AND TO CONSENT TO THE FILING AND
FORECLOSURE OF A LIEN AGAINST SUBJECT PROPERTY FOR THE FEE PLUS COSTS OF COLLECTION,
IF THE ACCOUNT IS NOT SETTLED WITHIN THIRTY (30) DAYS AFTER THE MAILING OF A DEMAND FOR
PAYMENT.

On the _, day of , 20 _, I/We have read the above certification, understand it, and 
agree to abide by its conditions. 

Signature of applicant or authorized agent Signature of applicant or authorized agent 

Name of applicant or authorized agent Name of applicant or authorized agent 

SUBSCRIBED AND SWORN 
to before me this day of 

_, _. 
Notary Public 

2nd June 20

Dave Erickson

2nd

June 2020
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VILLAGE OF HINSDALE 

CERTIFICATION OF PROPER NOTICE 

REGARDING APPLICATION FOR PUBLIC HEARINGS AND 

MEETINGS 

I, , being first duly sworn on oath, do hereby 
certify that I caused written notice of the filing of my application for a public hearing and or meeting to 
be given to owners of record of property within 250 feet of any part of the subject property. I further 
certify that I gave such notice in the form required by the Village (Certified Mail) and that I gave such 
notice on   .

Attached is a list of all of the addresses of property to whom I gave such notice and the 
receipts of mailings. 

By: 

Name: 

Address: 

Subscribed and sworn to before me 

This   day of   , . 

By:   
Notary Public 

 Dave Erickson

Dave Erickson, Vice President of Real Estate Development 

Ryan Cos., 111 Shuman Blvd., Ste. 400, Naperville, IL 60563

2nd June 2020

May 26, 2020
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Trustee Byrnes introduced the item stating there was a question from the Board at the first 
reading about whether the cost of the observation quoted by Rempe-Sharpe was sufficient.  
Staff contacted the contractor who has provided a letter assuring the price is sufficient.   

Trustee Byrnes moved to Award the engineering services for the 2020 Maintenance 
Project to Rempe-Sharpe & Associates, Inc. in the amount not to exceed $76,510.  
Trustee Banke seconded the motion. 

AYES:  Trustees Posthuma, Banke, Stifflear, Hughes, Haarlow and Byrnes 
NAYS: None 
ABSTAIN: None  
ABSENT: None 

Motion carried. 

Zoning & Public Safety (Chair Stifflear) 
b) Refer the application packet to the Plan Commission for a hearing and consideration

of a map amendment, text amendment to Section 3-106(B)(1) and concurrent planned
development concept plan by Ryan Companies, US Inc.; or
Deny the map amendment, text amendment to Section 3-106(B)(1) and concurrent
planned development concept plan by Ryan Companies, US Inc.
Trustee Stifflear introduced the item and reminded the Board the IBLP property
encompasses 60 acres of property, but this application is only for the 16.8 acres west of
Adams Street for the construction of 245 senior living residences.  Ryan Companies
presented at the last Board meeting regarding building height, density, setbacks, public
need and waivers.  Trustee Stifflear reviewed the process and explained that if the Board
refers this to the Plan Commission, they will conduct a public hearing in March, all three
matters will be concurrently considered; a map amendment to change 7.6 acres from an IB
district to R2, which he noted is more restrictive; a text amendment to reduce the required
acreage for a planned unit development (PUD) in a residential district from 20 acres to 15;
and the PUD itself.  The Plan Commission would recommend a concept plan to the Board,
if approved, the Board will provide specific, definitive instructions to the applicant.  If
approved, then a detailed plan will go back to the Plan Commission and include specifics
including water management, building materials, traffic control, landscaping and aesthetics.
The Plan Commission will make a recommendation to the Board that it can then approve or
deny.
Trustee Stifflear provided summary feedback from Trustees to date; push the setback
further back from Ogden Avenue, decrease the height from four to three-stories, use an
architectural style the best fits with the residential architecture in the area, make the 540’
foot wide front façade more appealing, and provide a public benefit commensurate with that
recently provided by Eve Assisted Living and Hinsdale Meadows.  He also referenced the
site plan, specifically the villas on the north side of property, and noted that some are
located in Hinsdale and some in Oak Brook.  The applicant will need to go through this
process in Oak Brook, but noted that our plan is not contingent on that outcome.  If they
say no, the 17 villas in Hinsdale can still be developed.
Mr. Dave Erickson, Vice President of Real Estate Development for Ryan Companies,
representing Clarendale of Hinsdale, addressed the Board.  With respect to parking, he
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referenced a comparison of building size and parking for Clarendale’s in other communities 
that was included in the Board packet.  Generally, there are .8 stalls per unit.  Director of 
Community Development Robb McGinnis said the proposed plan is only 12 spaces short of 
code requirements; 216 are required, 204 are provided.  Mr. Erickson noted this compares 
favorably to the parking provided at Eve Assisted Living.  Regarding the four story section 
of the building, he said they will continue to work with staff on this, but it is located 250’ 
from Ogden Avenue.   
Trustee Banke said his first impression is this is a worthy project.  The exterior appearance 
is a concern, as this facility is a gateway to the Village.  From the east, existing buildings 
along Ogden are a Georgian style, which is consistent with the Memorial Building and area 
residences.  He would like the building to be consistent with this style, as it has stood the 
test of time.  He thinks the setbacks should be pushed back from current renderings, and a 
four story building is inappropriate, as residents that live behind the building would be 
impacted.   
Mr. Erickson said there would be 22,000’ square feet on the fourth floor.  President Cauley 
cautioned this Board likely won’t vote for a fourth story, and to take the Board’s 
recommendations seriously.   
Trustee Hughes said he is concerned about traffic, Adams is a very quiet street, and would 
not want to impact this.  He would like the fourth story issue be addressed in terms of 
number of feet.  He said the appearance and standard of quality should fit with the Village 
character.  He thinks the Clarendale name is odd, and should be taken into account when 
considering signage.   
Trustee Haarlow commented four-stories is too high, and will appear massive, especially 
from Route 83.  She is curious as to why there are 245 proposed units in Hinsdale, when 
there are much lower numbers in other communities.  If developed as proposed, it seems 
outsized for our community.  She thinks moving the building further from Ogden is a good 
idea, and noted there is nothing else in Hinsdale with a continuous façade such as the one 
proposed.  She is concerned about the discernable benefit to Village stating a walking path 
is not really a benefit to a lot of people on a regular basis.  Further, would there be parking 
to accommodate people if they wanted to use the path.  It is laughable to think the area 
won’t be impacted by additional traffic during construction or by visitors and residents in the 
future.  This parcel remains the last undeveloped area of this size in Hinsdale and the 
Board should explore the use of the land as a park.  It would be a compliment to Katherine 
Legge on the south side of the Village, and be an additional facility with the potential of a 
multitude of uses.  While the Village cannot afford to buy the property at this time, it is a 
disservice to move forward without exploring ways to finance the purchase, such as a bond 
issue, or private donations.  While she appreciates the proposal of senior living, and 
acknowledges there is a growing need, she does not believe this is the best use of the land 
for the Village. 
Trustee Byrnes agrees with comments about height and setback, and while less concerned 
with the architectural style, he would not want it to look institutional.  He questioned 
whether there is real demand for the use, and the public benefit.  
Trustee Haarlow added that reducing the PUD from 20 to 15 acres is a dangerous 
precedent that could increase density.   
Trustee Posthuma agreed in an ideal world the land would be made a park, but cautioned it 
might not be realistic from an economic standpoint.  He seconded thoughts on setback, 
height, breaking up the façade, and looking for something more understated and subtle.  
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President Cauley added that he and Trustee Stifflear have looked at a number of proposed 
projects for this property.  They concluded that senior and assisted living appears to be a 
need, and there would be less traffic with this type of residential development than others, 
and no additional burden on services.  He wasn’t thinking about the 245 units that will 
create traffic on Adams, so this may be more dense than he hoped.  It should not be four-
stories, and the façade should be broken up, possibly with an atrium.  This building will take 
up more of the lot than the current building, and therefore should be set back further.  He 
encouraged the applicant to take these comments to heart and to consider a community 
benefit, hopefully for the Village at large.  Trustee Stifflear appreciates Trustee Haarlow’s 
idea for a park, and suggested that the wetlands area might not be worthless from a park 
standpoint.  Mr. Ericson thanked the Board for their clarity.  He said they have no control 
over the east part of the property, and it is not currently on the market, but noted that 55% 
of the property is wetlands.   The Board thinks this is worth exploring.  There were no public 
comments at this time. 
Trustee Stifflear moved to Refer the application packet to the Plan Commission for a 
hearing and consideration of a map amendment, text amendment to Section 3-
106(B)(1) and concurrent planned development concept plan by Ryan Companies, 
US Inc. with the caveat that the Village Board of Trustees provided comments for 
review for setbacks, height, architectural style and public benefit. Trustee Hughes 
seconded the motion.  

AYES:  Trustees Posthuma, Banke, Stifflear, Hughes, and Byrnes 
NAYS: Trustee Haarlow 
ABSTAIN: None  
ABSENT: None 

Motion carried. 

DISCUSSION ITEMS 
a) Parking deck update

Mr. Bloom said plumbing work is being done, taking advantage of the favorable weather.

b) Tollway update  - Nothing to report

DEPARTMENT AND STAFF REPORTS 

a) Treasurer’s Report
b) Economic Development
c) Community Development

The report(s) listed above were provided to the Board.  There were no additional questions 
regarding the content of the department and staff reports. 

REPORTS FROM ADVISORY BOARDS AND COMMISSIONS 

No reports. 
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