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3. Size of the individual units and overall unit mix type
Our extended stay units are already configured like small apartments, all with fully equipped 
kitchens with full electric stoves, oven, dishwasher, microwave and garbage disposal:

Studio One-Bedroom w/ loft
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• The report leads by saying this project involves “change” 
and overlooks critical existing conditions.

• The existing improvements are already configured as a 
residential community.
o Every existing unit has a fully-furnished kitchen and 

other physical feature of a Dwelling Unit as defined in 
the Village Zoning Ordinance.

o The Clubhouse and existing open space provide typical 
residential amenities.

• These are the only changes at issue:
1) Capital investment to upgrade existing buildings.
2) More parking and improved drainage.
3) Longer term occupancies.

• All three will create net benefits, with no negative impacts 
on surrounding properties or the Village.

IDRC Report Clarifications/
Observations
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• The report consistently omits discussing critical existing 
features of the property and to repeatedly emphasize that 
the project involves “change”.

• The existing improvements are already configured as a 
residential community.
o Every existing unit has a fully-furnished kitchen and 

other physical feature of a Dwelling Unit as defined in 
the Village Zoning Ordinance.

o The Clubhouse and existing open space provide typical 
residential amenities.

• Here are the only changes at issue:
1) Capital investment to upgrade existing buildings.
2) More parking and improved drainage.
3) Longer term occupancies.

• All three will create net benefits, with no negative impacts 
on surrounding properties or the Village.

Characterizations of Project
IDRC Report
Page 1:

Clarifications/Observations

Page 1: “The petitioner/property owner proposes to change the existing 
Sonesta Suites Hotel into multiple-family housing (apartments)”

Page 3: “The requested actions are intended to provide for a change of 
land use from a commercial land use to a residential one.”

Page 3: “The use conversion would establish a density of over 20 units per 
acre.”
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Clarifications/Observations
• Instead of consistently addressing what is actually being proposed, the report:

1. repeatedly points out that the current use complies current regulations;
2. repeatedly mis-characterizes the requested relief as extreme, unusual, or 

dangerously precedential; and
3. repeatedly brushes off demolition of buildings and potential homes as 

“simple,” ignoring that demolition would needlessly waste an important 
resource and public benefit. This is directly contrary to an express goal of the 
Zoning Ordinance: to conserve property value.

Except where property owners seek to legalize a willful or accidental illegal non- 
conformity, every case before the Plan Commission involves a property that is 
compliant with current Codes. The report’s repeated statements about current 
Code compliance are inconsistent with other Village staff reports and 
rhetorical/gratuitous. Similarly, the report repeatedly states that commercial 
uses besides hotel are possible. Does staff expect applicant to disprove the 
viability of every possible commercial use before granting a map amendment? 
Since when is that Lombard’s standard for a rezoning?

Rather than acknowledge that relief mechanisms are inherent in zoning law and 
historically approved by the Village for comparable projects, the report 
repeatedly chooses to imply or express that the requested relief would be 
extraordinary.

• Wherever the report actually does acknowledge the limited scope of the project,
the merits of the project, or the justification for relief, those statements are
immediately followed by some undermining, derogatory companion comment, 
often one that is unsupported, illogical, or patently false.

• Petitioner has reviewed dozens of other Lombard staff reports. We did not find a 
single other staff report that mis-directed the Planning and Zoning Commission
in this manner.

Characterizations of Requested Relief
IDRC Report
Page 3:

Page 3:

“Amending the Comprehensive Plan (and a rezoning) are the among the highest levels of relief a 
petitioner can request.”
“Comprehensive Plan Compatibility. The 2014 Comprehensive Plan recommends Community 
Commercial for this location, which is also consistent with the assigned B3 zoning district. A hotel 
would be deemed a compatible land use activity within this designation.”

Page 3:

Page 3:

Page 4:

Page 4:

Page 4:

“There are other commercial uses that could be appropriate on the subject property and meet the
Comprehensive Plan designation and vision.”
“While the Village recognizes that the project functionally is not a new development, the change of
proposed land use within buildings can be viewed in that context.”
“As previously stated, the current zoning of this property is B3. A hotel is consistent with the B3 zoning
district.”
“As with the Comprehensive Plan, representations have not been made that suggest that commercial 
land uses are not suitable on the subject property.”
“The existing hotel use is compatible with the adjacent and neighboring hotels abutting the subject 
property. It is also compatible to the other neighboring land uses, given that its hotel land use has been 
in operation for the past 35 years and that it has filled a market need. No information has been provided 
which suggests that the existing hotel land use is not compatible with adjacent uses.”
“The B3 district provides for a wide variety of commercial land use types by right or through the 
conditional use approval process. Given its location at a prominent intersection, this location could 
continue to be used as its existing hotel use, be readily redeveloped, or modified to accommodate 
commercial activity consistent with the district designations, without a map amendment being 
undertaken.”
“The neighboring hotels have remained open through the pandemic, which suggests that external 
market forces currently suggest that the hospitality market is still viable. And if this were to change, the 
location of the property would still make it conducive for other commercial land use activities.”
“Since the hotel was constructed, past Comprehensive Plans (1998 and 2014) recommended the 
properties at the northeast intersection of Highland Avenue and 22nd Street for Community

Page 5:

Page 5:

Page 6:

Commercial use and they have been developed and operated accordingly. The proposed amendment 
would be contrary to past visions and land uses that have been in operation.”

Page 8: “While the hotel property is unique and the petitioner's request has not manifested itself in the Village
to date, it does not automatically mean that the concept should be uniformly applied to all other hotels 
or like uses in the Village.”
“While density reductions could reduce the project yield, that cannot be considered a hardship per the
standards.”
“While staff sees value in preserve the existing pool and clubhouse, The petitioner could meet code
requirements by simply razing some of the existing units.”

Page 8:

Page 8:

Page 9: “While providing additional open space would reduce the project yield, that cannot be considered a
hardship per the standards.”

Page 10: “While the lot is surrounded by rights-of-way and an abutting hotel, there is nothing unique to the 
subject property that could not preclude additional space construction through removal of units.”

Page 10: “While the petitioner has offer data to support their request for a reduction in requisite parking for the 
proposed 1.5 space/unit standard, and that could apply in urban environments and transit-oriented 
developments (TOD), this has not been the case in Lombard.”
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Village of Lombard Comprehensive Plan, Page 71
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Plan Administration and Amendment
The Comprehensive Plan is not a static document; the planning process
must be continuous. The Plan should be monitored and updated on a
regular basis. The need for Plan amendments are the result of many
community influences. Most frequently these are brought about by changes 
in attitudes or emerging needs not foreseen at the time of Plan adoption.

Village of Lombard Comprehensive Plan, Page 74

Plan Review and Progress Report
Although a proposal to amend the Plan can be brought forth by petition at 
any time, the Village should regularly undertake a systematic review of the
Plan. Village of Lombard Comprehensive Plan, Page 75



Slide 11 - Petitioner Exhibit 1.10

Village of Lombard Comprehensive Plan, Page 77
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Village of Lombard Comprehensive Plan, Page 14
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Village of Lombard Comprehensive Plan, Pages 15-16

Vision, Principles & Actions 15

Guiding Principles
Quality Living Standards ‐ Provide a housing 
inventory and living environment which will 
accommodate anticipated future growth and 
maintain the overall character of the Village.

Diversified Housing Opportunity ‐ Make available 
a diversified housing stock for all residents of the 
Village.

Actions

1.  Protect residential areas from 
encroachment by land uses which are 
incompatible or which may create adverse 
impacts.

Working Toward a Better 
Future for Lombard

Sunrise Senior Living is the 
Village’s newest senior 
housing option with 142 
independent and assisted 
living units at Fountain 
Square of Lombard.

Vision 2: Lombard will foster a diverse housing stock with a
sustainable land use pattern.

2.  Provide housing to meet the needs of a maturing and diverse population.

3.  Encourage new development and infill development which is complementary 
with the scale and character of surrounding residential uses.

4.  Working with property owners and developers, seek a variety of housing types 
meeting the lifestyles, needs and growth of the community, while ensuring 
neighborhood stability.
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Village of Lombard Comprehensive Plan, Page 6
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Village of Lombard Comprehensive Plan, Pages 15-16

Vision, Principles & Actions 15

Guiding Principles
Quality Living Standards ‐ Provide a housing 
inventory and living environment which will 
accommodate anticipated future growth and 
maintain the overall character of the Village.

Diversified Housing Opportunity ‐ Make available 
a diversified housing stock for all residents of the 
Village.

Actions

1.  Protect residential areas from 
encroachment by land uses which are 
incompatible or which may create adverse 
impacts.

Working Toward a Better 
Future for Lombard

Sunrise Senior Living is the 
Village’s newest senior 
housing option with 142 
independent and assisted 
living units at Fountain 
Square of Lombard.

Vision 2: Lombard will foster a diverse housing stock with a
sustainable land use pattern.

2.  Provide housing to meet the needs of a maturing and diverse population.

3.  Encourage new development and infill development which is complementary 
with the scale and character of surrounding residential uses.

4.  Working with property owners and developers, seek a variety of housing types 
meeting the lifestyles, needs and growth of the community, while ensuring 
neighborhood stability.
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§ 152.02 Objectives of plan. The official plan as hereby adopted includes and recognizes the following objectives:
(A) That the character of the village and its environs as essentially a residential community be maintained, with 

commercial and light industrial enterprises permitted in order to maintain a proper balance of property 
valuations; and

(B) That for the promotion of the public health, safety, and convenience and for the attainment of reasonable 
and practical utility and attractiveness, and for the maintenance and protection of property values, all future 
developments in the village and its environs shall provide:

(1) Adequate street lighting, water supply, sanitary and drainage facilities be constructed and maintained;

(2) Highways, streets, and sidewalks be of adequate width and be so constructed and maintained as to avoid 
the creation of hazardous conditions:

(3) Railroad crossings and grade separations be constructed and maintained to provide adequate public safety 
and conveniences;

(4) Landscaping of public and private areas be controlled to avoid the creation of hazardous conditions; and

(5) The locations and architectural design, where applicable, of public buildings, schools, parks, recreational 
facilities, parking areas, and airports be controlled in accordance with the best public interest. ('70 Code, § 
19.08.020) (Ord. 635, passed - -54)
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Village of Lombard Comprehensive Plan, Page 77
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Village of Lombard Comprehensive Plan, Page 77
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(B) Plan Commission.

The Plan Commission of the Village of Lombard, has been created by Ordinance 
614 and amended by Ordinance 741 and any amendment thereto, and has the 
following authority and duties:

(1) Review all applications for text or map amendments to this ordinance, hold
hearings hereon, and report findings and recommendations to the Village Board
in conformance with subsection 155.103 (E), below:

(3) Review all applications for companion variations made as a part of a petition for 
map amendment, annexation, conditional use, or plat application, hold hearings 
thereon, and report findings and recommendations to the Village Board in 
conformance with subsection 155.103 (C), below;
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(8) Standards. The regulations of this Chapter shall not be amended unless findings based on the evidence presented are 

made in each specific case that affirm each of the following standards:

(a) Map amendments. Where a map amendment is proposed, the Plan Commission shall make findings based upon the 
evidence presented to it in each specific case with respect to, but not limited to, the following matters:

(i)

(ii)

(iii)

(iv)

(vi)

(vii)

Compatibility with existing uses of property within the general area of the property in question; 

Compatibility with the zoning classification of property within the general area of the property in question; 

The suitability of the property in question to the uses permitted under the existing zoning classification;

Consistency with the trend of development, if any, in the general area of the property in question, 
including changes, if any, which have taken place in its present zoning classification;

(v) The compatibility of the surrounding property with the permitted uses listed in the proposed zoning 
classification;

The objectives of the current comprehensive plan for the Village of Lombard and the impact of the 
proposed amendment on the said objectives;

The suitability of the property in question for permitted uses listed in the proposed zoning classification.



• There is residential 
(R1, R2 & R5) to the 
North and West of 
22nd Street and the
property, in addition to 
the previously 
highlighted R5 to the 
property’s immediate 
south.
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Lombard Staff Report for Synergy, Page 5
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Lombard Staff Report for Synergy, Page 7
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(8) Standards. The regulations of this Chapter shall not be amended unless findings based on the evidence presented are 

made in each specific case that affirm each of the following standards:

(a) Map amendments. Where a map amendment is proposed, the Plan Commission shall make findings based upon the 
evidence presented to it in each specific case with respect to, but not limited to, the following matters:

(i)

(ii)

(iii)

(iv)

(vi)

(vii)

Compatibility with existing uses of property within the general area of the property in question; 

Compatibility with the zoning classification of property within the general area of the property in question; 

The suitability of the property in question to the uses permitted under the existing zoning classification;

Consistency with the trend of development, if any, in the general area of the property in question, 
including changes, if any, which have taken place in its present zoning classification;

(v) The compatibility of the surrounding property with the permitted uses listed in the proposed zoning 
classification;

The objectives of the current comprehensive plan for the Village of Lombard and the impact of the 
proposed amendment on the said objectives;

The suitability of the property in question for permitted uses listed in the proposed zoning classification.
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(8) Standards. The regulations of this Chapter shall not be amended unless findings based on the evidence presented are 

made in each specific case that affirm each of the following standards:

(a) Map amendments. Where a map amendment is proposed, the Plan Commission shall make findings based upon the 
evidence presented to it in each specific case with respect to, but not limited to, the following matters:

(i)

(ii)

(iii)

(iv)

(vi)

(vii)

Compatibility with existing uses of property within the general area of the property in question; 

Compatibility with the zoning classification of property within the general area of the property in question; 

The suitability of the property in question to the uses permitted under the existing zoning classification;

Consistency with the trend of development, if any, in the general area of the property in question, 
including changes, if any, which have taken place in its present zoning classification;

(v) The compatibility of the surrounding property with the permitted uses listed in the proposed zoning 
classification;

The objectives of the current comprehensive plan for the Village of Lombard and the impact of the 
proposed amendment on the said objectives;

The suitability of the property in question for permitted uses listed in the proposed zoning classification.
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“Staff is not making any comment relative to additional 
traffic demand for this site. We're going to say that it's 
functionally de minimis one way or another. You have two 
arterial roadways, four lane highways divided The roadway 
adjacent street network would be more than adequate to 
meet any change of land use from a hotel to a residential 
use. So our staff is not challenging that at all.”

Heniff Testimony on subject case before Plan Commission, June 2023
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“Comprehensive Plan Compatibility. The 2014 Comprehensive Plan recommends Community Commercial for this location, which is 

also consistent with the assigned B3 zoning district. A hotel would be deemed a compatible land use activity within this designation.” 
(page 3)

“There are other commercial uses that could be appropriate on the subject property and meet the Comprehensive Plan designation and 
vision.” (page 3)

“As previously stated, the current zoning of this property is B3. A hotel is consistent with the B3 zoning district.” (page 4)

“As with the Comprehensive Plan, representations have not been made that suggest that commercial land uses are not suitable on the 
subject property.” (page 4)

“The existing hotel use is compatible with the adjacent and neighboring hotels abutting the subject property. It is also compatible to the 
other neighboring land uses, given that its hotel land use has been in operation for the past 35 years and that it has filled a market need. 
No information has been provided which suggests that the existing hotel land use is not compatible with adjacent uses.” (page 4)

“The B3 district provides for a wide variety of commercial land use types by right or through the conditional use approval process. 
Given its location at a prominent intersection, this location could continue to be used as its existing hotel use, be readily redeveloped, 
or modified to accommodate commercial activity consistent with the district designations, without a map amendment being 
undertaken.” (page 5)

“The neighboring hotels have remained open through the pandemic, which suggests that external market forces currently suggest that 
the hospitality market is still viable. And if this were to change, the location of the property would still make it conducive for other 
commercial land use activities.” (page 5)

IDRC Excerpts, pages 5-7
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MEMORANDUM

TO:

FROM:

Trustee Anthony Puccio, Chairperson
Economic and Community Development Committee

William J. Heniff, AICP, Director of Community Development  
\AA_
June 14, 2021

MEETING DATE:

SUBJECT: Butterfield Road Corridor Plan - CMAP Planning Grant

The  Chicago  Metropolitan  Agency  for  Planning  (CMAP)  is  the  comprehensive  planning 
organization for Chicago and the surrounding  region (Cook, DuPage, Kane, Kendall, Lake, 
McHenry and Will counties). Among other initiatives, CMAP runs the Local Technical Assistance 
(LTA) Program. Through the LTA Program, CMAP provides technical and financial assistance to 
municipalities and other groups throughout the region engaging in local planning efforts at the 
community or sub-regional level. LTA Program resources are awarded to local communities 
through a cyclical  grant process.  In recent  years, CMAP has awarded  LTA assistance in 
partnership with the Regional Transportation Authority (RTA).

In 2019, the Village of Lombard applied to the LTA Program for assistance in developing a
Butterfield Road Corridor Strategic Master Plan . As noted in the grant application, the Butterfield
Road area of Lombard includes Yorktown Center regional mall as well as a large amount of office
and multi-family development. The Corridor has long been a major retail destination and economic
driver for Lombard and DuPage County . The ongoing realignment of the retail sector and softening
market for office space have altered the composition of the Corridor as property owners seek
alternatives to traditional retail and office development. Of particular note, Yorktown Center has
seen a shift away from a retail-heavy mix of tenants toward more personal services and experience 
based businesses. There has also been a significant increase in residential units within the area, as 
Apex  41 and  the Yorktown  Commons properties  have developed  with large  multi-family 
apartment complexes. The subsequent Plan Commission petitions for that property have born this 
out.

As a result of these trends, the Corridor is transforming from a retail/office corridor into a truly 
mixed-use suburban area. The Village adopted two business districts and a TIF to secure funding 
sources  for  aspects  of  this transformation. However, the  Village  has not  engaged  in  a 
comprehensive planning effort for the Corridor. In the grant application, staff proposed to use LTA 
resources to engage in such an effort. Staff envisioned the result would be a plan that looked closely 
at  the  Butterfield  Road  corridor  within  the  municipal  limits  of  Lombard,  with  policy
recommendations to guide future land use and financial decisions. Staff identified the following
broad planning areas for additional study:

• Analysis of transportation opportunities in light of increasing residential population, with
particular emphasis on Pace service.

• Consideration  of pedestrian  improvements,  particularly  connectivity  between
residential development and Yorktown Center.
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(B) Plan Commission.
The Plan Commission of the Village of Lombard, has been created by Ordinance 
614 and amended by Ordinance 741 and any amendment thereto, and has the 
following authority and duties:
(1) Review all applications for text or map amendments to this ordinance, hold 

hearings hereon, and report findings and recommendations to the Village Board 
in conformance with subsection 155.103 (E), below:

(3) Review all applications for companion variations made as a part of a petition for
map amendment, annexation, conditional use, or plat application, hold hearings
thereon, and report findings and recommendations to the Village Board in
conformance with subsection 155.103 (C), below;
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(7) Standards for variations. The regulations of this Chapter shall not be varied unless findings based on the evidence 
presented are made in each specific case that affirms each of the following standards:

(a) Because of the particular physical surroundings, shape, or topographical conditions of the specific property 
involved, a particular hardship to the owner would result, as distinguished from a mere inconvenience if the strict 
letter of the regulations were to be applied;

(b) The conditions upon which an application for a variation is based are unique to the property for which the variation 
is sought, and are not generally applicable to other property within the same zoning classification;

(c) The purpose of the variation is not based primarily upon a desire to increase financial gain;
(d) The alleged difficulty or hardship is caused by this ordinance and has not been created by any person presently 

having an interest in the property;

(e) The granting of the variation will not be detrimental to the public welfare or injurious to other property or 
improvements in the neighborhood in which the property is located;

(f) The granting of the variation will not alter the essential character of the neighborhood; and
(g) The proposed variation will not impair an adequate supply of light and air to adjacent property or substantially 

increase the congestion of the public streets, or increase the danger of fire, or impair natural drainage or create 
drainage problems on adjacent properties, or endanger the public safety, or substantially diminish or impair 
property values within the neighborhood.
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Gilbane – 55.2
Lilac Station – 51.2
Yorktown Reserve – 39.4
Saint Regis Village – 29.6
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Gilbane – 55.2
Lilac Station – 51.2
Yorktown Reserve – 39.4
Saint Regis Village – 29.6
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Gilbane – 55.2
Lilac Station – 51.2
Yorktown Reserve – 39.4
Saint Regis Village – 29.6
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“As a matter of zoning law, zoning permits and map amendments are all judged on the 
individual factors and on a case by case basis and the law is quite clear that you don’t 
establish precedents when you grant a zoning amendment with respect to a particular 
piece of property because all pieces of property are unique from the perspective of the 
zoning amendment process.”

Village Attorney, Plan Commission Case 18-08

Slide 42 - Petitioner Exhibit 1.35



Slide 43 - Petitioner Exhibit 1.36



Slide 44 - Petitioner Exhibit 1.37



Slide 45 - Petitioner Exhibit 1.38



Slide 46 - Petitioner Exhibit 1.39



Slide 47 - Petitioner Exhibit 1.40



Slide 48 - Petitioner Exhibit 1.41



Previous Relevant Cases of Staff and KLOA Support for 
Parking Relief
Staff has supported similar requests regarding parking relief.

PC-17-08 - 1005-1027 E. Division St.
Applicant granted deviation to reduce the parking ratio for one- 
bedroom apartment units 1.5 to 1.0 space per dwelling unit, stating this 
count would adequately serve the building’s resident population.

 KLOA and Staff supported this assertion.

PC 15-21: 611 E. Butterfield Road
Applicant granted a parking deviation on the assertion that reducing 
the amount of parking spaces would not limit their ability to provide 
adequate parking.

 Staff supported this assertion and noted that the 
reduction in overall parking spaces would not adversely 
impact the value or use of any other properties.

PC 19-14 101-109 S Main St Lilac Station
Applicant granted a parking deviation for a reduction of the required 
number of off-street parking spaces from 1.5 spaces per dwelling unit 
to 1.2 spaces per dwelling unit.

 Staff and KLOA supported the request relying specifically 
on the property’s unit mix that would attract non-families 
(65% of units are studio/one-bedrooms).

 KLOA report stated that 1.2 spaces per dwelling unit was 
consistent other apartment complexes in the metro area.

 KLOA also stated that the property’s proximity to public 
transit would reduce the need for a car.

1

2

3
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Saint Regis Village

Comparable 
Statistics

108 - Studios 
36    -  1 Bedrooms  
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Source : CNT Bus Route : 313 , 322 , 715 , 722 , 834
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For every 6 inches of 
snow the property loses 4 
spots. 

There are 32 visitor spots 
that are being proposed. 
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