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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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Disclaimer 

The objective of CLA’s market study was to collect and analyze as much data on the market as outlined in the Study 
Objectives and Methodology section of the Study. CLA assumes no responsibility for matters legal in character. 
Certain information and statistics contained in this Study, which are the basis for conclusions contained in the Study, 
have been provided by other independent sources. While we believe this information is reliable, it has not been 
independently verified by us and we assume no responsibility for its accuracy. The conclusions in the Study are 
based on our best judgements as market research consultants. CLA disclaims any express or implied warranty of 
assurance or representation that the projections or conclusions will be realized as stated, and disclaims any reliance 
by, or liability to, any party other than its engagement client. The result of the Project may be achieved, but may 
also vary due to changing market conditions, changes in facts that were the basis of the conclusions in the Study or 
other unforeseen circumstances. 

 

 


