




















































































































 
AGENDA ITEM #_____ 

REQUEST FOR BOARD ACTION 

Page 1 of 1 
 

  

AGENDA SECTION: Second Reading - ZPS 

SUBJECT: 
Approval of purchase order for service provided by Cotsirilos, Tighe, 
Streicker, Poulos and Campbell, LTD. 

MEETING DATE:  September 15,  2020  

FROM:  Kathleen A. Gargano, Village Manager 

 

Recommended Motion 
Approve a purchase order in an amount not to exceed $60,000 with Cotsirilos, Tighe, Streicker, 
Poulos and Campbell, LT, Chicago Illinois for independent evaluation.  
 
Background 
At the end of July, the Village retained the services of Eric Pruitt from Cotsirilos, Tighe, 
Streicker, Poulos and Campbell, LTD to perform an independent internal evaluation on behalf 
of the Village.  The investigation started in July and is ongoing.  
 
Discussion & Recommendation  
The work of Mr. Pruitt was authorized under the Village Manager’s budget authority of $20,000.  
At this time, the work of Mr. Pruitt will exceed the Village Manager’s authority and will require 
Village Board approval.     
 
Budget Impact 
This is an unbudgeted expense as the 2020 Budget did not include funds for an independent 
evaluation.   
 
Village Board and/or Committee Action 
None 
 
Documents Attached 
None 

Administration 









 
 
 
 
 
 

 
 
 
 
 

September 8, 2020 
 
 
President and Board of Trustees, Village of Hinsdale 
Chair and Commissioners, Village of Hinsdale Plan Commission 
Kathleen Gargano, Village Manager  
Rob McGinnis, Director of Community Development  
Chan Yu, Village Planner  
 
 
Re:  Hinsdale Senior Residences Development  

 
 
Ryan Companies US, Inc. (Ryan) is pleased to present a new application for the 
Hinsdale Senior Residences development at the northwest and northeast corner of 
Adams Street and Ogden Avenue.  After listening to the Village and the community over 
the past 8+ months, it became clear that Ryan needed to provide clarity to our vision for 
the east side of Adams (which the previous application did not include).  The new 
application includes area east of Adams, includes 11.45 acres west of Adams (was 16.8 
acres in previous application), and excludes plans to construct villas along Cheval Drive.  
Ryan believes this new application addresses much of the feedback we have heard 
throughout the process.   
 
 
Sincerely, 
Ryan Companies US, Inc.  
 

 

 
 
Dave Erickson  
Vice President of Real Estate Development  
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•  acres at  corner of Ogden Ave & Adams St

• $ M investment

• 240 residences: 130 independent living, 70 assisted living
and 40 memory care; plus  senior villas

• en Ave

•

•

APPROX. 20-YEAR ECONOMIC IMPACT
• $ . M additional to School District 86

• $1 .  additional to School District 181

•

• 9  full time equivalent jobs

• 400+ construction jobs

PUBLIC BENEFIT
•

•  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 $ M into a property with development challenges

• Additional revenue to village & schools

• Creating 400+ jobs during construction &  full time equivalent

• “Welcome to Hinsdale” monument sign

•

• 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

, 2020

Hinsdale Senior Residences
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I. PROJECT DESCRIPTION 
 
Ryan Companies US, Inc. (Ryan) is pleased to present a new application to the Village of Hinsdale 
that addresses feedback from the community, Village Trustees, Village Plan Commissioners, and 
Village staff.  The location at Ogden Avenue and Adams Street in Hinsdale is currently owned and 
operated by the not-for-profit organization Institute of Basic Life Principles (IBLP).  Show below is a 
timeline of the process to-date: 
 
12/9/19 Submit concept plan, supporting documents & applications to Village 
1/7/20  Village Board meeting #1 – concept plan presentation & feedback 
1/28/20 Village Board meeting #2 – concept plan presentation & feedback 
March ‘20 Ryan goes under contract with seller for 21 acres east side of Adams 
3/10/20 Submit updated concept plan, supporting documents & applications to Village 
6/10/20 Village Plan Commission meeting #1 - concept plan presentation & feedback 
7/1/20  Submit updated concept plan, supporting documents & applications to Village 
7/8/20  Village Plan Commission meeting #2 – request continuation 
8/4/20  Community Open House hosted by Ryan to gather community feedback 
8/12/20 Village Plan Commission meeting #3 – request continuation 
8/27/20 Ryan withdraws zoning applications for 16.8 acres 
9/8/20  Ryan submits new application for 32.5 acres 
 
Two of the consistent concerns we heard from the community the past few months is traffic and the 
unknown of what will be developed east of Adams.  The new application address both of these 
concerns, along with others we heard over the past 8+ months.  With the changes, the overall 
investment into the Village for the Hinsdale Senior Residences development will be $110M.  Shown 
below are a few notable items regarding the new application. 
 

1. New Boundaries:  The boundaries of the proposed Planned District have changed 
significantly.  The previous plan included 16.8 acres in Hinsdale at the northwest corner of 
Adams Street and Ogden Avenue (plus approximately 5 acres in Oak Brook west of Adams 
Street). The new boundaries include 32.45 acres in Hinsdale: 11.45 acres at the northwest 
corner of Ogden Avenue and Adams Street, and 21 acres at the northeast corner of Ogden 
Avenue (plus 2.1 acres in Oak Brook).  The new boundaries and plan exclude any new 
villas along Cheval Drive.   

2. New Location for Senior Living Villas:  The previous plan included 31 new senior living 
villas (14 in Oak Brook & 17 in Hinsdale) along and to the west of Cheval Drive.  Instead 
of new villas along Cheval Drive, the plan is to provide 27 new senior living villas east of 
Adams.  Many of these villas will have scenic views of the adjacent open space and 
wooded areas.   

3. Improved Intersection:  Senior living is a relatively low traffic generator, especially during 
peak hours.  Nonetheless, a couple of updates have been made to the plan to address 
community concerns.  First the intersection of Adams Street and Ogden Avenue will be 
widened to incorporated designated left and right turn lanes onto Ogden Avenue.  This is 
subject to Illinois Department of Transportation (IDOT) approval and Village permits shall 
not be contingent on this approval (meaning, if IDOT does not approve, the Village still 
provides approvals/permits).  Secondly, a sign has been added adjacent to the main 
entrance off of Adams Street, which indicates no left turns from 3pm-6pm on weekdays.  
This should help alleviate some concerns that vehicles during this peak hour will travel 
north on Adams Street to Spring Road, east on Spring Road, and south on Madison Street 
to the Madison/Ogden signalized intersection (total of 2.3 miles).  

4. Public Benefit:  The new plan incorporates new scenic open space for nearby residents to 
enjoy.  There is currently no public park north of Ogden within Hinsdale for Village 
residents.  This Open Space Parcel will provide a public benefit for them and other nearby 
residents.   
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5. Listening & Adjusting:  The building and site design at the northwest corner of Adams 
Street and Ogden Avenue has evolved over the past 8 months.  Since the Village Board 
meeting in January, the architecture style has been updated, architectural details have been 
added, setback have been increased, maximum building height has been reduced from 4-
stories to 3-stories, building height along Ogden has been reduced to 2-stories, parking has 
been updated to meet Village Code, the unit count has been reduced by five units in the 
main building, 31 proposed villas west of Adams have been shifted to 27 proposed villas 
east of Adams, property boundaries have changed and the park/public benefit has been 
enhanced.     

6. Market Need:  The market need for new market-rate senior housing at this location remains 
strong.  The market has been met with challenges over the past few months due to the 
COVID virus.  This condition has temporarly slowed down the velocity of residents 
moving into our communities, but there have still been net positive move-ins through this 
unique period.  It is a fair assumption that this unique challenge is temporary and will not 
exist at this magnitude when we open in 2023.  Nonetheless, we have adjusted expenses 
and lease-up projections, and there still is significant local demand.    

 
 

II. 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.   
 

III. 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.  The residents of the senior living villas will be able 
to use the building amenities as they wish.   
 

IV. 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 240 units (130 independent 
living, 70 assisted living and 40 memory care), along with an additional 27 villas at the east side of 

Attachment 1



Adams Street.  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 (3-story 
portion at least 145 feet from property line along Ogden Avenue). 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 1,700 square feet.  Beneath the building includes 41 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:  

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   

 
V. SITE DESIGN  

 
The 32.5-acre property in Hinsdale is located at the northwest and northeast corner of Ogden Avenue 
and west of Adams Street.  The 11.45 acres west of Adams Street 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 20% of the 11.45 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.  The plan includes an additional 2.1 
acres in Oak Brook, which will be used for floodplain compensatory storage which will further 
improve the stormwater management in the area.  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.  As part of the permitting process, the site will be 
engineered to have no negative upstream or downstream impacts.   
 
Based on our experience, sufficient parking is being proposed for the senior residents, visitors and 
staff.  The amount of proposed parking exceeds Village code requirements.     
 
There are currently two curb cuts along Adams Street for the 11.45 property west of Adams and no 
curb cuts for the 21-acre property east of Adams.  The northern curb cut along the west side of Adams 
Street will used, and the southern curb cut will be vacated.  A new curb cut will be provided along the 
east side of Adams Street.  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 and a memorandum analyzing the updated design 
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was provided in September 2020.  It was determined by V3 per actual traffic counts that the peak hour 
in the morning is 7:45am to 8:45am and the peak hour in the afternoon is 4:30pm to 5:30pm.   
The study concludes that intersection improvements are not warranted per the IDOT manual.  
Nonetheless, a couple of updates have been made to the plan to address community concerns.  First 
the intersection of Adams Street and Ogden Avenue will be widened to incorporated designated left 
and right turn lanes onto Ogden Avenue.  This is subject to Illinois Department of Transportation 
(IDOT) approval and Village permits shall not be contingent on this approval (meaning, if IDOT does 
not approve, the Village still provides approvals/permits).  Secondly, a sign has been added adjacent to 
the main entrance off of Adams Street, which indicates no left turns from 3pm-6pm on weekdays.  
This should help alleviate some concerns that vehicles during this peak hour will travel north on 
Adams Street to Spring Road, east on Spring Road, and south on Madison Street to the 
Madison/Ogden signalized intersection (total of 2.3 miles). 
 
V3 also provided a plan included in this submittal that shows what could be constructed per current 
zoning classification and code (As-Of-Right Plan).  Conclusions are shown below.  It notable that the 
proposed senior living development generates less traffic during peak hours than what could be built 
per current zoning classifications and code.   
 

As-of-Right Zoning Trip Generation 

In Out Total In Out Total

710 General Office 82,100 SF 89 15 104 15 79 94

210
Single Family 
Detached Housing 
(East of Adams Street)

6  Units 2 7 9 4 3 7

210
Single Family 
Detached Housing 
(West of Adams Street)

10  Units 3 9 12 7 4 11

94 31 125 26 86 112Total Trips Generated

LUC Land Use Size
AM PM

 
 
 

Proposed Senior Living 

In Out Total In Out Total

252
Senior Adult Living - 
Attached

130
Dwelling 

Units
9 17 26 19 15 34

254 Assisted Living 128 Beds 15 9 24 12 21 33

24 26 50 31 36 67

252
Senior Adult Living - 
Attached

27
Dwelling 

Units
2 3 5 5 4 9

2 3 5 5 4 9

26 29 55 36 40 76Total Trips Generated

PM
LUC Land Use Size

AM

Sub-Total: 

Sub-Total: 
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VI. ZONING 
 
Ryan will be purchasing approximately 32.5 acres within the Village of Hinsdale.  Approximately 7.5 
acres west of Adams street is currently zoned I-B institutional building, 3.95 acres west of Adams is 
zoned R-2 single-family residential and 21 acres east of Adams Street is zoned R-2 single-family 
residential (of which 12 acres is the Open Space Parcel).  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.   A letter dated September 8, 2020 from Ryan is included in this submittal, which 
clarifies that McNaughton has shared development rights over the Open Space Parcel.  For FAR and 
density calculations, the Ryan plan includes 50% of the Open Space Parcel.   
 
Please see the attached Bulk Regs Table for the requested concept modifications.  
 

VII.  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.  Shown below are a list of public benefits: 

 
1. New public open space east of Adams Street.  There currently is not a park north of Ogden 

Avenue for Village residents to enjoy.  This beautiful park setting will provide a 
meaningful public benefit.   

2. Allowing the Village to place a Hinsdale sign at the corner of Ogden Avenue and Route 83 
interchange, which is a visible and gateway location entering the Village. 

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

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

5. Improves stormwater management in the area.  Currently, the property does not have any 
intentional stormwater management in-place and includes an undersized stormwater pipe 
beneath the existing building.  

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

7. Invests $110M into a property with development challenges. 
8. Adds revenue to the Village and schools, without increased kids in schools. 

a. Approx. $8.1M additional to School District 86 over 20 years  
b. Approx. $12.9M additional to School District 181 over 20 years 
c. Approx. $1.5M additional to Village of 20 years 

 

VIII.     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.    
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September 8, 2020 
 
 
President and Board of Trustees, Village of Hinsdale 
Chair and Commissioners, Village of Hinsdale Plan Commission 
Kathleen Gargano, Village Manager  
Rob McGinnis, Director of Community Development  
Chan Yu, Village Planner  
 
 
Re:  Hinsdale Senior Residences Development – Open Space Parcel 

 
 
Ryan Companies US, Inc. (Ryan) appreciates you considering our updated zoning 
application for the Hinsdale Senior Residences development at the northwest and 
northeast corner of Adams Street and Ogden Avenue.  The Ryan plans show a 12-acre 
parcel designated as “Open Space Parcel” that is part of an overall approximate 20-acre 
“Total Open Space Parcel” combined with McNaughton Development, which is being 
proposed for a public purpose use and park as recommended in the Village code.  It was 
clearly voiced during our community open house on August 4th that there is no public 
park within Hinsdale north of Ogden Avenue.   This beautiful piece of property will be a 
benefit for the community to enjoy.  Under an agreement between the companies, 
McNaughton Development is required and has the shared development rights to 
improve and maintain the Total Open Space Parcel, which is agreed to by Ryan.     
 
We look forward to delivering this amenity to the Village of Hinsdale residents.   
 
Sincerely, 
Ryan Companies US, Inc.  
 

 

 
 
Dave Erickson  
Vice President of Real Estate Development  

Attachment 1



Hinsdale Senior Residences 
R2 PD
Bulk Regs. Concept Level Modifications
9/8/2020

R2 Requirements

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

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 (Max Mean Roof 
Height)

33' with 34' side setback 34' 
with 44' side setback

Maximum Stories 3

Maximum Elevation
43' with 34' side setback 44' 

with 44' side setback 

Modifications for Proposed R2-PD for Senior Living 
Development

39' with 50' eastern side setback for main building; 39' 
with 115' western side setback for main building; No 

modifications for villas

No modifications requested

46' for main building; No modifications for villas

No modifications requested

No modifications requested

No modifications requested

No modifications requested

4,300SF ((20.45 acre * 43560sf/ac) + (12/2 acre * 
43560sf/ac))/267 units

No modifications requested

No modifications requested

No modifications requested

No modifications requested

No modifications requested

0.30 (including 50% of Open Space Parcel), 0.38 
(excluding Open Space Parcel)

50'
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SITE PLANS 

 
HINSDALE SENIOR RESIDENCES  

HINSDALE, ILLINOIS 
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RYAN COMPANIES
DEVELOPMENT

SENIOR LIVING
OGDEN AVENUE & ADAMS STREET

HINSDALE, IL

ARCHITECT:
PFB ARCHITECTS, LLC - CHICAGO

33 N. LASALLE ST., STE. 3600
CHICAGO, ILLINOIS 60602

T: (312) 376-3100
www.pfbchicago.com

STRUCTURAL ENGINEER:
IMEG CORP.

1100 WARRENVILLE RD., STE. 400W
NAPERVILLE, IL 60563

T: (630) 527-2320
F: (630) 527-2321

www.IMEGcorp.com

CIVIL ENGINEER:
V3 COMPANIES

7325 JANES AVE.
WOODRIDGE, IL 60517

T: (630) 724-9200
www.v3co.com

DEVELOPER:
RYAN COMPANIES INC.

111 SHUMAN BLVD
NAPERVILLE, ILLINOIS 60563

T: (630) 328-1100
www.ryancompanies.com

LANDSCAPE ARCHITECT:
HITCHCOCK DESIGN GROUP

22 E CHICAGO AVE., STE. 200A
NAPERVILLE, IL 60540

T: (630) 961-1787
www.hitchcockdesigngroup.com

CONCEPTUAL
SITE PLAN

OVERALL
 SEPTEMBER 3, 2020

STANDARD SURFACE STALLS         = 160   

ACCESSIBLE STALLS                        =     6    

SUBTOTAL                                          = 218 

PARKING SUMMARY

PARKING GARAGE                             =   41

SITE SUMMARY

EXISTING IMPERVIOUS AREA                   = 3.16 ACRES
PERVIOUS AREA                                         = 29.29 ACRES
GREEN SPACE RATIO                                   =  90%

GROSS FLOOR SIZE W/O GARAGE          = 295,000 SF

SENIOR LIVING VILLA
GROSS FLOOR SIZE W/ GARAGE             = 57,375 SF
(EXCLUDING BASEMENTS)
GROSS FLOOR SIZE W/O GARAGE          = 41,810 SF
(EXCLUDING BASEMENTS)

TOTAL BUILDINGS
GROSS FLOOR SIZE W/ GARAGE             = 382,375 SF
GROSS FLOOR SIZE W/O GARAGE          = 336,810 SF

EXISTING PROPERTY AREA                      = 32.45 ACRES

PROPERTY AREA                                        =20.45 ACRES
(OUTSIDE OPEN SPACE PARCEL)

PROPERTY AREA                                        = 20.35 ACRES
(OUTSIDE FLOODPLAIN POST DEVELOPMENT)

MAIN BUILDING
GROSS FLOOR SIZE W/ GARAGE         = 325,000 SF

UNIT BREAKDOWN
     MAIN BUILDING UNITS
          INDEPENDENT LIVING        =   130
          ASSISTED LIVING                =     70
          MEMORY CARE                  =     40
     TOTAL MAIN BUILDING UNITS             =   240
     SENIOR LIVING VILLAS             =     27

     TOTAL UNITS IN PROPERTY              =   267

PARKING STALLS PROVIDED (9' x 18.0')
WEST OF ADAMS

FLOOR AREA RATIO (F.A.R.)                     =  0.30
GROSS FLOOR AREA / TOTAL PROPERTY AREA
(INCLUDING 50% OPEN SPACE PARCEL)
(336,810 SF / 25.87 ACRES = 0.30)

PROPOSED IMPERVIOUS AREA                = 7.66 ACRES
PERVIOUS AREA                                         = 24.79 ACRES
GREEN SPACE RATIO                                   =  76%

EAST OF ADAMS

TOTAL PARKING PROVIDED  (218+85)        = 303 

TOTAL PROJECT PARKING

TOTAL PARKING REQUIRED  (222+27)        = 249 

FLOOR AREA RATIO (F.A.R.)                     =  0.38
GROSS FLOOR AREA / PROPERTY OUTSIDE OPEN
SPACE PARCEL
(336,810 SF / 20.45 ACRES = 0.38)

LAND BANK SURFACE STALLS        =    11    

STANDARD SURFACE STALLS                    =     4  

GARAGE PARKING IN INTERIOR VILLAS    =     6    

SUBTOTAL                                                      = 85 
VILLA DRIVEWAY PARKING                          =   27

GARAGE PARKING IN END VILLAS             =    48    
(2 CAR GARAGE)   

(1 CAR GARAGE)   

         9/8/2020
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CLA (CliftonLarsonAllen LLP) 
220 South Sixth Street, Suite 300 
Minneapolis, MN 55402-1436 

612-376-4500 | fax 612-376-4850 

CLAconnect.com 

September 8, 2020 

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

                  CliftonLarsonAllen LLP 

RE:     Hinsdale, Illinois Market Feasibility Report Summary  

Introduction 
 
Ryan Companies US, Inc. (“Ryan,” “you”) engaged CliftonLarsonAllen (“CLA,” “we”) in June 2020 to conduct a 
market feasibility study for senior housing at a site in Hinsdale, Illinois. That study, completed in August 2020, 
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 the northeast and northwest corners of Ogden Avenue and 
Adams Street in Hinsdale, Illinois. The project is planned to include independent living, independent living villas, 
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 53,840 persons in 2020, representing an increase of 11,919 
persons, or 28 percent, from 2010. By 2025, seniors age 65-and-over are projected to total 60,452, a 12 percent 
increase from 2020 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 2020 from 8.1 percent to 9.3 percent. It is projected to increase further to 9.8 percent by 
2025. For comparison, the proportion of seniors age 75-and-over in the Chicago Metro Area was 5.3 percent in 
2010, estimated to be 6.2 percent in 2020, and projected to be 6.8 percent in 2025 (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 $83,326 in 2020. For seniors age 75-to-84, the 
estimated median income in 2020 was $54,043, and for seniors age 85-and-over the estimated 2020 median 
income was $38,720. 

Real estate data from the Chicago Association of Realtors shows that in the Village of Hinsdale, the median sales 
price was $854,641 in 2017, $880,000 in 2018, and $827,567 in 2019.  

Competitive Market Analysis 

CLA identified 7 market-rate independent living communities with a total of 1,271 units in the PMA. The weighted 
average occupancy rate at the time of research was 91.3 percent, excluding one community in the initial lease-up 
phase. 

There were 14 assisted living communities identified with 889 total units in the PMA. The weighted average 
occupancy at those communities was 91.6 percent at the time of research, excluding new communities in their 
initial lease-up phase. 

There were also 13 memory care assisted living communities identified in the PMA, with a total of 485 units. The 
weighted average occupancy rate at the time of research was 89.7 percent, excluding new communities in the 
initial lease-up phase. 

CLA contacted staff at city planning departments to determine if any senior housing projects were pending 
approval or under construction in the PMA. Five total projects offering independent living, assisted living, or 
memory care assisted living were identified. Only two of the five were under construction at the time of research 
and therefore included in the unit demand estimations. However, if the additional 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 388 
units in 2023 and 391 units in 2025.   

 Demand for market-rate villa units with anticipated resident rates was estimated at 87 units in 2023 and 
121 units in 2025.   

 Demand for market-rate assisted living units with anticipated resident rates was estimated at 421 units in 
2023 and 449 units in 2025.   

 Demand for market-rate memory care assisted living units with anticipated resident rates was estimated 
at 123 units in 2023 and 132 units in 2025.   

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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 T E C H N I C A L  M E M O R A N D U M  
 

 V3 | Visio, Vert ere , Vir t ut e  …  The Vision to  Transform with  Excellence  

  

DATE: September 4, 2020 

TO: David Erickson, Ryan Companies 

FROM: Peter Reinhofer, P.E., V3 Companies 

RE: IBLP Traffic Impact Memorandum Update 

 
 

V3 Companies has been conducting traffic analyses and studies for Ryan Companies for the proposed 
redevelopment of the IBLP property 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 
tearing down the existing IBLP building and constructing senior housing, including independent living, assisted 
living, memory care, and independent living senior villas.  Access to the site will use the existing driveways on 
Adams Street.  
 
Ryan Companies has modified the proposed development plan to include less development on the west side 
of Adams Street and new development on the east side of Adams Street. The purpose of this Technical 
Memorandum is to compare the traffic impacts from the last submittal of the Traffic Impact Study to the 
updated development plan. 
 
March 13, 2020 Proposed Development and Traffic Impact Study 
A Traffic Impact Study was submitted to the Village of Hinsdale dated March 13, 2020 that analyzed the 
impacts of the redevelopment on the local roadway network. The redevelopment plan presented in that study 
consisted of up to 135 residential units of attached senior independent living housing and an assisted 
living/memory care facility with 128 total beds at the location of the demolished IBLP building. Additionally, 31 
independent living senior villas were proposed along an extension of Cheval Drive west of Adams Street. Table 
1 provides a summary of the trip generation for this redevelopment. 
 

Table 1: March 2020 Plan – Project Trip Generation 

 

In Out Total In Out Total

252
Senior Adult Living - 

Attached
135

Dwelling 

Units
9 18 27 19 16 35

254 Assisted Living 128 Beds 15 9 24 12 21 33

24 27 51 31 37 68

252
Senior Adult Living - 

Attached
31

Dwelling 

Units
2 4 6 5 5 10

2 4 6 5 5 10

26 31 57 36 42 78

PM
POD LUC Land Use Size

AM

1

Sub-Total: 

2

Sub-Total: 

TOTAL TRIP GENERATION: 
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IBLP Traffic Memorandum Update 
 

 
Ryan Companies was not proposing any development on the east side of Adams Street. However, the traffic 
study and analysis did include additional development for the future scenarios to account for potential 
development along these undeveloped properties. This area is currently zoned for R-2 Residential, which will 
allow for the construction of single-family homes. For the purposes of this March 13, 2020 traffic study, it was 
assumed that 42 single family homes will be constructed in this area. Additional background growth to 
account for other local and regional developments was calculated on projections from the Chicago 
Metropolitan Agency for Planning (CMAP) and was applied to the traffic counts, which were collected on 
Thursday, August 22, 2019, along Ogden Avenue. A summary of the trip generation associated with the 
assumed single-family homes on the east side of Adams Street is provided in Table 2.  
 

Table 2: March 2020 Plan – Additional Development on the East Side of Adams Street 

 
 
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.   
 
An auxiliary turn lane analysis was conducted to determine if left turn lanes or right turn lanes are warranted 
at any of the study area intersections and driveways. 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.  
 
A capacity analysis was also conducted at each of the study area intersections and driveways for the existing, 
future no project, and future with project scenarios. 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 at the development driveways operate at LOS A during both the weekday am and 
weekday pm peak hours along Adams Street. 
 
It was concluded that no modifications are necessary at the intersection of Ogden Avenue and Adams Street 
and that no auxiliary turn lanes are necessary at the proposed driveways on Adams Street. 
 
Updated September 2020 Plan 
As previously stated, Ryan Companies is modifying the proposed development plan, decreasing the number of 
independent living units from 135 units to 130 units and removing the 31 independent living senior villas 
proposed along an extension of Cheval Drive west of Adams Street. Additionally, the proposed plan includes 
the development of the 27 independent living senior villas on the east side of Adams Street at the intersection 

In Out Total In Out Total

210
Single Family 

Detached Housing
42

Dwelling 

Units
10 30 40 28 18 46

PM
LUC Land Use Size

AM
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with Ogden Avenue. Table 3 illustrates the March development to the currently proposed September 
development plan. 
 

Table 3: March 2020 and September 2020 Development Plan Comparison 

Development Plan 
Independent 

Living Units West 
of Adams Street 

Assisted Living / 
Memory Care 
Beds West of 
Adams Street 

Independent 
Living Senior Villas 

West of Adams 
Street 

Independent 
Living Senior Villas 

East of Adams 
Street 

March 2020 135 128 31 0 

September 2020 130 128 0 27 

 
As illustrated, the updated development plan reduces the number of independent living units by five and the 
number of independent living senior villas by four. Table 4 illustrates the projected trip generation of the 
updated development plan. 
 

Table 4: September 2020 Plan – Project Trip Generation 

 
 
The updated plan will generate two less outbound trips during the weekday am peak hour and two less 
outbound trips during the weekday pm peak hour. Additionally, a portion of the trips generated by the 42 
single family homes where the 27 independent living senior villas are proposed will not be constructed and will 
not be adding trips to the local roadway network. Therefore, there will be less vehicle trips on Adams Street at 
the intersection with Ogden Avenue than the March 2020 Traffic Impact Study assumed for the capacity 
analysis. It is anticipated that the delay times at Ogden Avenue will be less than those reported in the March 
2020 Traffic Impact Study and therefore no intersection improvements are warranted. In addition, a traffic 
signal warrant analysis was conducted at the intersection of Ogden Avenue and Adams Street and a traffic 
signal is not warranted. 
 
As-of-Right Zoning 
V3 has prepared an as-of-right plan, which is a development plan that presents what can be developed on the 
IBLP property with the current approved zoning. The existing IBLP building can accommodate 82,100 square 
feet of office space. Additionally, the existing undeveloped properties west of Adams Street can be developed 

In Out Total In Out Total

252
Senior Adult Living - 

Attached
130

Dwelling 

Units
9 17 26 19 15 34

254 Assisted Living 128 Beds 15 9 24 12 21 33

24 26 50 31 36 67

252
Senior Adult Living - 

Attached
27

Dwelling 

Units
2 3 5 5 4 9

2 3 5 5 4 9

26 29 55 36 40 76Total Trips Generated

PM
LUC Land Use Size

AM

Sub-Total: 

Sub-Total: 
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with six single family homes and the undeveloped property east of Adams Street where the independent living 
senior villas are planned can be developed with ten single family homes. Table 5 illustrates the proposed trip 
generation of the as-of-right zoning. 
 

Table 5: As-of-Right Zoning Trip Generation 

 
 
As illustrated in Table 5, the as-of-right zoning plan would generate 125 vehicle trips during the weekday am 
peak hour and 112 vehicle trips during the weekday pm peak hour. When compared to the updated 
September 2020 development plan which will generate 55 and 76 vehicle trips during the weekday am and 
pm peak hours, respectively, the as-of -right zoning plan would generate 70 additional vehicle trips during the 
weekday am peak hour and 36 additional vehicle trips during the weekday pm peak hour. 
 
Summary 
The updated September 2020 development plan will generate less vehicle trips than the March 2020 
development plan that was used in the March 13, 2020 Traffic Impact Study. Therefore, there will be less 
vehicle trips on Adams Street at the intersection with Ogden Avenue than the March 2020 Traffic Impact Study 
assumed for the capacity analysis. It is anticipated that the delay times at Ogden Avenue will be less than 
those reported in the March 2020 Traffic Impact Study and therefore no intersection improvements are 
warranted. In addition, when comparing the September 2020 development plan to the as-of-right zoning plan, 
the as-of -right zoning plan would generate 70 additional vehicle trips during the weekday am peak hour and 
36 additional vehicle trips during the weekday pm peak hour. 
 
 

In Out Total In Out Total

710 General Office 82,100 SF 89 15 104 15 79 94

210

Single Family 

Detached Housing 

(East of Adams Street)

6  Units 2 7 9 4 3 7

210

Single Family 

Detached Housing 

(West of Adams Street)

10  Units 3 9 12 7 4 11

94 31 125 26 86 112Total Trips Generated

LUC Land Use Size
AM PM
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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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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.  
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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.  

In Out Total In Out Total

252
Senior Adult Living - 
Attached

135
Dwelling 

Units
9 18 27 19 16 35

254 Assisted Living 128 Beds 15 9 24 12 21 33

24 27 51 31 37 68

252
Senior Adult Living - 
Attached

31
Dwelling 

Units
2 4 6 5 5 10

2 4 6 5 5 10

26 31 57 36 42 78

PM
POD LUC Land Use Size

AM

1

Sub-Total: 

2
Sub-Total: 

TOTAL TRIP GENERATION: 
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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. 
 
 
 

2050 Proj.

Ogden Avenue 30,300 (2017) 33,900 11.88% 0.36% 3.24%

Existing AADT 
(Year)

Street
AADT Total Growth 

from Count 
Year to 2050

Non 
Compounded 

Yearly Rate

Total Growth 
from 2019 to 

2028

In Out Total In Out Total

210
Single Family 
Detached Housing

42
Dwelling 

Units
10 30 40 28 18 46

PM
LUC Land Use Size
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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 

Delay 
(s/veh)

LOS Delay 
(s/veh)

LOS Delay 
(s/veh)

LOS Delay 
(s/veh)

LOS Delay 
(s/veh)

LOS Delay 
(s/veh)

LOS

Ogden Avenue & Adams Street

EB Left 9.6 A 9.6 A 9.7 A 9.6 A 10.2 B 10.4 B

SB Approach 15.3 C 16.5 C 18.2 C 15.8 C 19.2 C 28.6 D

Adams Street & Pod 1 Driveway

NB Left - - - - 7.4 A - - - - 7.4 A

EB Approach - - - - 8.8 A - - - - 9.0 A

Adams Street & Pod 2 Driveway (Chevel Drive)

NB Left - - - - 7.3 A - - - - 7.4 A

EB Approach - - - - 8.6 A - - - - 8.8 A

PM Peak Hour

Intersection /
Approach

Existing 
(2019)

Background 
(2028)

Existing 
(2019)

Background 
(2028)

Future w/ 
Project (2028)

Future w/ 
Project (2028)

AM Peak Hour
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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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Laube Consulting Group LLC 

200 S. Wacker Dr., Suite 3100 

Chicago, Illinois  60606 

 

Michael S. Laube 

mlaube@laubecompanies.com 

Direct   (312) 674-4537 

 

 

 

September 8, 2020 

 

Mr. Brandon Raymond 

Ryan Companies 

 

Dear Brandon: 

 

Here is an executive summary of the net 20-year impacts of your proposed 267-unit senior 

residential development in Hinsdale, Illinois. 

 

The net (cost) benefit over 20-years for each is as follows: 

 

• Village of Hinsdale – Net Benefit of $1.5 million 

• School District 86 – Net Benefit of $8.1 million 

• School District 181 – Net Benefit of $12.9 million 

• 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 

 

Because this is age-targeted senior housing, the redevelopment 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. 

 

The full report delineates all assumptions and conclusions. 

 

Very truly yours, 

Laube Consulting Group LLC 

 

         

 

By          

    Michael S. Laube 
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