
The Rand Road corridor bisects the northern portion of Mount Pros-
pect and includes a variety of highly visible retail, restaurant, service, 
and residential uses.  High traffic counts and easy connection to the 
northwest suburban area make the corridor well suited for commer-
cial development.  Businesses on the corridor serve Mount Prospect 
residents and visitors from other communities.

The Rand Road Corridor Plan evaluates characteristics of the 
corridor that underlie proposed improvements related to con-
nectivity, accessibility, and efficiency for all users.  It is important 
that those driving or taking transit have a safe and enjoyable ex-
perience, and that they can conveniently access the businesses 
along the corridor.  The plan also seeks to enhance use of the 
corridor for those who travel on foot or by bicycle.  This Existing 
Conditions report was the first step in the plan, identifying the 
fundamental characteristics of the study area.   It is a “snapshot” 
of the corridor, taken to understand its relative strengths and 
opportunities for enhancement.

This chapter is a summary of the existing conditions review 
and addressed the topics noted below.  The full analysis can be 
found in the Appendix containing the Existing Conditions Re-
port and the Market Assessment White Paper.  This chapter 
considers: (1) previous local plans and planning efforts related 
to the corridor; (2) community engagement for this Rand Road 
Corridor Plan conducted to date; (3) land use and zoning; (4) 
transportation; (5) urban design; and (6) real estate markets and 
corridor development potential.
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COMMUNITY PERSPECTIVES

Community engagement for the Rand Road Corridor Plan includ-
ed a community survey, comment section on a project website, an 
open house, stakeholder interviews, and input from a project Steer-
ing Committee.  As outlined below, general community perspectives 
on the corridor are summarized from viewpoints drawn primarily 
from stakeholder interviews.

PREVIOUS PLANS & PLANNING EFFORTS

Collecting and reviewing previous plans, available data, and infor-
mation regarding programming improvements and traffic studies 
informed the existing conditions analysis and future planning con-
cepts.  The Rand Road Corridor Plan intends to start from where 
previous efforts have left off.  The following section summarizes 
relevant documents and efforts.

COMPREHENSIVE PLAN UPDATE, 2007
The most recent revision to the Village of Mount Prospect’s Com-
prehensive Plan was completed in 2007, which was an update to 
the original 1965 Plan.  The Plan included ongoing, short and long 
term land use, transportation and community facilities recom-
mendations through various implementation programs.  Specific 
objectives relating to the Rand Road Corridor include improving 
pedestrian and automobile traffic throughout the Randhurst Shop-
ping Center, providing for safe bicycle movement throughout the 
Village, and promoting and encouraging safe and convenient 
public transportation.

MOUNT PROSPECT STRATEGIC PLAN FOR 2020
The Village’s most recent Strategic Plan outlines the vision, gov-
ernance, cultural climate, infrastructure, business, commercial 
business districts, and development opportunities throughout 
Mount Prospect. It’s commercial business districts and develop-
ment sections note that business districts should create a unique 
and vibrant sense of place and embody a family-friendly, con-
temporary feel.  Connectivity is a priority to help make businesses 
stronger destinations.  Traffic signals and pedestrian circulation 
movements should stimulate commercial activity.

RAND ROAD CORRIDOR PLAN, 1998
The Rand Road Corridor Plan was adopted as an element of the 
Comprehensive Plan in 1998.  This plan took proactive planning 
measures so that when redevelopment opportunities presented 
themselves, the Village could be prepared with concepts and vi-
sions.  Development has occurred along the corridor since this 
plan was completed, most significantly Randhurst Village (includ-
ing the Costco).  Other development includes the Menard’s, med-
ical offices northwest of Route 83, and the townhomes at Thayer 
Street.

PUBLIC TRANSPORTATION PLAN, 2009
The Mount Prospect Public Transportation System Plan was ini-
tiated under the Regional Transportation Authority’s Community 
Planning Program.  Key issues identified in this report that overlap 
with the Rand Road Corridor Plan include improving connectivity 
to Northwest Community Hospital, the Kensington Business Cen-
ter, and Randhurst Village.  Multimodal access to bus services 
with enhanced pedestrian and bikeway connections via enhanc-
ing sidewalk connections and bus stop amenities was noted as a 
need.  Finally, marketing and outreach efforts to promote transit 
services was considered essential.

OVERALL STRENGTHS
q Businesses along the corridor enjoy high visibility due in part to the 

setbacks that allow businesses and signage to be close to the Rand 
Road right-of-way.

q High traffic counts throughout the day benefit businesses and 
contribute to a high demand for retail space along the corridor.

q Most interviewees typically shop and eat along the corridor on a 
regular basis.

q The Village of Mount Prospect’s active role in support of the cor-
ridor was lauded by stakeholders. In particular, participants were 
appreciative of the Villages’ strong communication campaigns with 
residents, particularly for public works and construction projects 
along Rand Road. 

q The variety of businesses, including stores and restaurants, along 
the corridor is considered an asset.

CORRIDOR OPPORTUNITIES
q Creating safe and pleasant pedestrian crossings of Rand Road 

were noted to be potential improvements to the corridor’s connec-
tivity.

q Building additional transportation infrastructure to accommodate 
pedestrians and cyclists was considered desirable.

q Providing bus service from the downtown Metra station to the 
Kensington Business Center (KBC) was identified as a need; it was 
noted that some commuters are seen biking from the train and 
thought to be heading to the KBC.

CHALLENGES TO RAND ROAD
q The primary concern about Rand Road was safety of pedestrians 

and cyclists. The corridor was not initially built for these users.
q Several residents report using side streets to avoid driving along 

Rand Road, especially through some of its more congested 
intersections. Many  noted that their familiarity with side streets 
and parking lots allows them to create self-designed shortcuts or 
detours.

q Cars stacking to exit the Walmart create a congestion point along 
Rand Road, especially because it does not have a signalized light.

q Frequent congestion along Mount Prospect Road is dangerous and 
frustrating for motorists.

q The entire corridor lacks a brand; some commercial centers are 
branded but the entire study area lacks a cohesive image.
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LAND USE & ZONING

The Rand Road corridor extends three miles through 
Mount Prospect from Camp McDonald Road on 
the north to Central Road on the south.  The corri-
dor serves the community and region with a mix of 
retail, restaurant, office, residential, and institutional/
public uses facing Rand Road.  Businesses include a 
mix of national brands and local retailers and restau-
rants, attracted in part by high daily traffic counts.  A 
number of the commercial centers are recognized 
as providing a manageable scale as outlots or small 
centers with direct access to Rand Road.  Single sto-
ry buildings relatively close to the street contribute to 
the ambiance of a user friendly feel for much of the 
corridor; motorists have ample time to see business-
es along the road rather than struggling to find store-
fronts in large shopping malls behind a sea of parking.  
Kensington Business Center, located in the center of 
the project area, contributes to the area’s daytime 
population.  Residential neighborhoods extend to the 
east and west of Rand Road generating daily users of 
these stores, services, and restaurants.

LAND USE CHARACTER
The commercial corridor along Rand Road is a des-
tination for residents and visitors due to its wide vari-
ety of retailers and restaurants.  The corridor has low 
vacancies and vibrant commercial nodes at several 
key intersections and shopping centers.  Commercial 
uses are a mix of large box retailers, smaller footprint 
retailers, and restaurants occupying one floor.  Office 
uses are typically detached multi-story buildings and 
are concentrated in the Kensington Business Center.  
Customer and employee parking is available in dedi-
cated surface lots surrounding the businesses.

BACKGROUND ON ZONING
Development along the Rand Road corridor is reg-
ulated by a range of zoning districts, generally con-
sistent with the variety of land uses found there.  A 
zoning map for the study area is shown on the fol-
lowing page.  As relates to commercial development, 
the predominant zoning category in the corridor is 
the B-3 Community Shopping District, with limited ar-
eas zoned B-4 Commercial Corridor and B-1 Office.  
For residential uses, found either directly along Rand 
Road or behind businesses that front the road, the R-1 
and R-A Single Family Residential Districts are most 
common – small areas of R-4 Multi-Family zoning are 
located in the study area.  The zoning regulation on 
the corridor are the manner in which land uses are 
regulated and define the character, appearance, and 
overall feeling of the study area.

Strengths Opportunities Challenges

CO
M

M
ER

CI
A

L The corridor is functional 
by serving local residents 
and regional visitors via 
a variety of retail and 
restaurants.

Businesses benefit from 
small setbacks; many are 
located with just one row 
of parking rather than in 
a typical shopping mall 
with less visibility.

The Kensington Business 
Park generates a strong 
employment center and 
a significant daytime 
population for corridor 
store and restaurants.
Corridor businesses 
experience high visibility, 
due to traffic counts and 
narrow setbacks.

Zoning regulations allow 
wide range of permitted 
and conditional uses.

Directional signage could 
help guide regional vis-
itors unfamiliar with the 
local businesses.

Connecting sidewalks 
throughout the corridor 
may encourage more 
active pedestrian users 
and will facilitate access 
to transit.

Continue using Planned 
Unit Development (PUD) 
standards to facilitate 
quality commercial 
development.

Businesses are chal-
lenged by accessibility 
because of interrupted 
parking lots and expan-
sive intersections.

Commercial uses on the 
north side of the project 
area do not form a cohe-
sive commercial area.

Impacts of corridor com-
mercial uses on adjacent 
residential areas can be 
significant.

RE
SI

D
EN

TI
A

L Mature street trees and 
privacy walls help serve 
as buffers between com-
mercial and residential 
uses.

A variety of housing 
options are available 
throughout the corridor, 
including single family 
homes, townhomes, 
apartments and condo-
miniums are in the area.

Zoning standards include 
provisions to mitigate 
potential adverse im-
pacts of corridor uses on 
residential areas.

Future development sites 
could consider more 
multi-family develop-
ments to provide more 
housing options.

Sidewalks connecting 
residential neighbor-
hoods with corridor ame-
nities, such as parks or 
commercial nodes, and 
transit may encourage 
pedestrian activity.

Single family residential 
homes facing Rand Road 
experience high traffic 
and noise that is not 
typically desirable.

O
TH

ER
 U

SE
S Local parks, including 

Gregory Park, provide 
recreation space for area 
residents.

Parks could become 
activity centers providing 
more entertainment and 
recreation options for 
residents.

Parks are visible but not 
accessible to Rand Road, 
which may be discour-
aging for potential users.
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TRANSPORTATION

An inventory of the multimodal transportation infrastructure (includ-
ing vehicle access/circulation and traffic control, and transit, bicycle, 
and pedestrian access and amenities) provides insight into the state 
of transportation facilities along the corridor.  Evaluation of these 
operational characteristics provides the framework to explore and 
identify future opportunities to enhance mobility and accessibility 
along the corridor.

EXISTING TRANSPORTATION INFRASTRUCTURE
A major thoroughfare in the Village of Mount Prospect, Rand Road 
(Illinois Route 12) provides access to local destinations and the City 
of Prospect Heights on the north and the City of Des Plaines on the 
south.  Rand Road is an automobile-focused corridor with traffic 
volumes of approximately 25,500 vehicles per day on the segment 
north of Kensington Road.  The traffic volume is one of Rand Road’s 
key advantages, as the number of vehicles has contributed to the 
commercial development along the corridor.

Rand Road is classified as a Strategic Regional Arterial (SRA) by the 
Illinois Department of Transportation (IDOT).  IDOT’s SRA system is 
designed to promote mobility on key routes through the use of strat-
egies such as access control and limited signalization.  There are 
several key intersections along the corridor.  In the study area, the 
signalized intersections are limited to Camp McDonald Road, Euclid
Avenue, Elmhurst Road, Kensington Road, Business Center Drive, 
Mount Prospect Road, and Central Road.  Two key groupings of 
tightly spaced intersections define key intersections along the corri-
dor.  The northern group of intersections include the triangle created 
by Rand Road, Elmhurst Road (Illinois Route 83), and Kensington 
Road.  The southern group of intersections include Rand Road, 
Mount Prospect Road, and Central Road.

The northern group of intersections at Rand Road/Elmhurst Road/
Kensington Road are highly visible, are adjacent to Randhurst Vil-
lage and several other commercial properties, and play a major role 
in serving key routes through and within the community.  One of 
the primary access points for Randhurst Village is located approxi-

mately 700 feet north of the Rand Road along Elmhurst Road.  An 
additional signalized access point is located on Kensington Road, 
less than 500 feet east of Rand Road.

At the southern end of the study corridor is the group of intersections 
at Rand Road/Mount Prospect Road/Central Road, which serves as 
a key gateway to the Village of Mount Prospect.  A Village monu-
ment sign is located at the northwest corner of Rand Road/Central 
Road.  These intersections also provide access to the Mount Pros-
pect Plaza shopping center on the east side of Rand Road, north of 
Central Road.

Transit Access & Amenities
Pace Suburban Bus operates four routes in the vicinity of the Rand 
Road Corridor.  The routes operate on weekdays only, with service 
generally limited to the peak morning and afternoon commute pe-
riods, with the exception of Routes 234 and 696 which also operate 
midday service.  In the study area, Routes 234 and 694 are the only 
routes that offer connectivity to the Mount Prospect Metra Station.  
Routes 221 and 696 travel on Rand Road.  It should be noted that 
each of the four routes serving the study area provides designated 
time-point stops, in addition to flag service, where upon a passenger 
signal to the driver from the curb, the bus will stop at any intersection 
along the route where it is safe to do so. In the study area, bus stop 
amenities (e.g., landing pads, benches, shelters, trash receptacles, 
bicycle racks) are generally not provided; passengers utilize the 
sidewalk and parkway to access transit.  Two shelters with benches 
and trash receptacles are provided along Route 694; the shelters 
are located on private property at the employment center located at
the northeast corner of Central Road/Arthur Avenue (i.e., Rau-
land-Borg and Bosch Tool Corporation).

Pedestrian & Bicycle Access & Amenities
The Rand Road Corridor is an automobile-focused roadway with 
limited pedestrian and bicycle activity.  A combination of character-
istics including the scale of development, volume of traffic, drive-
way conflicts, limited connectivity to adjacent destinations along the 
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corridor, and occurrences of sizable gaps in the sidewalk create an 
environment that can be challenging for pedestrians and bicyclists 
to navigate comfortably and safely.  In addition, limited buffering 
between the sidewalk and roadway creates an intimidating environ-
ment for pedestrians and bicyclists.  Pedestrian and bicycle access 
to the corridor is further complicated by inconsistent intersection 
crossing treatments as previously discussed.

An automobile-focused roadway with sidewalk gaps and limited 
pedestrian connectivity also contributes to the safety, convenience, 
usability and comfort of transit along the corridor.  Most transit users 
are pedestrians or bicyclists during the first and last components of 
their trip.  Even though actual travel distances may vary by transit 
user, this is referred to the “first last mile”.  Characteristics such as 
the volume of traffic, driveway conflicts, and limited connectivity to 
adjacent destinations influence the first last mile and are critical com-
ponents of an effective transit service.

EXISTING TRANSPORTATION OPERATIONS
The functionality of the cCorridor from a traffic and transit perspec-
tive, including its multimodal accessibility and mobility, is critical to 
the economic vitality of existing and future commercial uses.  Fur-
ther, a well functioning roadway and can positively contribute to the 
quality of life for those who live, work, and visit the community.  Op-
erational characteristics of Rand Road contribute to a user’s decision 
to travel the corridor or use an alternate route.

Key Intersections
Based on the traffic count data and field observations, the highest 
level of delay along the corridor is experienced at the key triangle 
intersections of Rand Road/Elmhurst Road Kensington Road and 
Rand Road/Mount Prospect Road/Central Road.  The level of delay 
results in driver frustration and vehicle queues that routinely extend 
beyond the adjacent intersections for multiple approaches during 
the peak commute periods.  Key contributing factors at both groups 
of intersections include the closely spaced layout of individual inter-
sections and long traffic signal cycle lengths (up to 220 seconds).  In 
addition to driver frustration, driver confusion is also is evident at 

these key intersections.  During field observations, multiple drivers 
were observed making or attempting to make the prohibited left-
turn movements during the morning and afternoon peak periods.

Between the key intersection groupings along Rand Road, traffic 
congestion is limited.  Although traffic flow through the middle of the 
corridor is satisfactory, the frequency of turn movements at several 
access opportunities creates an unpredictable environment, there-
by creating driver discomfort and a perceived lack of safety along 
the corridor.  The frequency of commercial site driveways and the 
presence of a bi-directional center turn lane result in a high level of 
vehicle conflict points along the corridor.

Pedestrian/Bicycle Access & Amenities
The frequency of potential vehicle conflict points contributes to pe-
destrian and bicyclist discomfort on Rand Road.  During field obser-
vations, limited pedestrian and bicycle activity.  The automobile-fo-
cused environment is intimidating to pedestrians and bicyclists.  
Beyond the transportation network, the typical scale of adjacent 
development is not one that generally promotes or encourages pe-
destrian or bicyclist activity.  Parking lots with limited or no setbacks 
from the sidewalk create an unfriendly pedestrian environment 
along the street.  Limited connectivity between the public sidewalk 
along Rand Road and adjacent destinations often force pedestrians 
and bicyclists to use the parking lots as cut-through routes.  In many 
cases, these parking lots are large and do not represent a desirable 
route that would attract pedestrians walking along the street or using 
transit.

Rand Road has a notable absence of pedestrian amenities, which 
makes it difficult to navigate for pedestrians and bicyclists.  Sidewalk 
gaps and inconsistent crossing treatments at signalized intersections 
are two primary factors contributing to an environment that feels 
unsafe and inconvenient.  A lack of other amenities, such as pe-
destrian-scaled lighting and streetscape elements that can create a 
perceived barrier between the roadway and sidewalk, further con-
tribute to an unsafe or uncomfortable feeling for pedestrians and 
bicyclists.
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Strengths Opportunities Challenges

VE
H

IC
LE Traffic volumes support visibility for commer-

cial development
Improve operations at key intersections

Simplify the layout and lane configurations 
of key intersections including Rand/Elmhurst/
Kensington and Rand/Central/Mt. Prospect

Consolidate site driveways where feasible to 
reduce vehicle conflicts with pedestrians and 
bicyclists

Develop cross-access connections between 
adjacent properties

High levels of delay experienced at key 
intersections

Complex triangle intersection geometrics/
configurations with long traffic signal cycles

Bidirectional center turn lane creates un-
restricted turning movements and vehicle 
conflicts

Lack of connectivity between commercial 
sites

Multiple driveways spaced in close proximity

PE
D

ES
TR

IA
N

 &
 B

IC
YC

LE Corridor is in close proximity to Kensington 
Business Center off-street path

Bicycle planning policies and improvements 
identified through adopted Mount Prospect 
Bicycle Plan

Proximity of residential and variety of com-
mercial uses support potential for pedestrian 
activity

Integrate more pedestrian-scaled design and 
amenities into future development projects 
along the corridor

Provide pedestrian accommodations at key 
intersections (e.g., crosswalks, pedestrian 
push buttons, refuge island)

Install new sidewalk in gap locations to pro-
vide for continuous off-street routes

Identify opportunities to reduce large-scale 
parking lots where feasible

Provide pedestrian and bicycle connections 
between public sidewalk and commercial 
sites

Improve pedestrian and bicycle connectivity 
to transit stops

The design of the roadway and adjacent 
properties are primarily auto-oriented and 
not scaled for pedestrian and bicycle use 

Sidewalk gaps that limit continuous walking 
and biking routes along the corridor

Rand Road serves as a barrier between the 
east and west sides of the street due to a lack 
of consistent pedestrian and bicycle crossing 
treatments

Lack of crosswalks and pedestrian signals at 
Rand/Elmhurst/Kensington

Limited buffer between sidewalk and the 
street creates an intimidating environment for 
pedestrians and bicyclists

Large parking lots inhibit connections be-
tween the street and corridor destinations

TR
A

N
SI

T Three Pace Suburban Bus routes currently 
serve segments of the Corridor 

Potential to leverage commercial and work-
place ridership generators

Coordinate targeted marketing for existing 
routes to key employers

Enhance transit awareness through public 
outreach campaign

Consider benefits of current transit exposure 

Overcome barriers to transit

Limited passenger boarding/alighting on 
Rand Road

Low presence of transit availability along the 
corridor

TRANSPORTATION STRENGTHS, CHALLENGES & OPPORTUNITIES
Based on an assessment of existing vehicle, transit, bicycle, and pedestrian infrastructure 
and operational characteristics along the Rand Road Corridor, the following challenges 
and opportunities were identified.  They provide the framework for the exploration and 
development of strategies to enhance the transportation network in support of each travel 
mode and the economic vitality and quality of life along the corridor.
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URBAN DESIGN

Urban design characteristics such as building patterns, landscape treatments, streetscape elements, pe-
destrian amenities and roadway quality contribute to the overall image any corridor conveys of the com-
munity and its transportation system.  The aesthetic environment of Rand Road varies along the corridor’s 
length.  It is influenced by several land use and roadway features that not separated into distinct areas con-
sistent with land or zoning patterns.  The corridor’s urban design framework is best understood through 
four unique characteristics as depicted in the Corridor Character map in Figure 2.6.

LARGE FORMAT DEVELOPMENT
Areas characterized by large scale, unified centers 
that serve the community and regional customers. 

Located primary at Randhurst Village and Mt Prospect Plaza, large format 
development areas have impact on the aesthetics of the corridor, in part 
due simply to their size.  As result of that scale, their character also is 
largely defined by outlot developments – stores located at the edge of the 
site and not connected to the main buildings.  Based on their proximity to 
the road, landscaping and architecture, these outlots can impact corridor 
character as much (or more) than the balance of the sites.

Randhurst Village includes a pedestrian friendly shopping experience with 
outdoor dining and streetscape amenities, developments that include high 
quality landscaping, and rear facades oriented to the corridor with aw-
nings, signage and high quality architectural finishes.  The center presents 
an attractive and inviting character, despite traffic challenges at the Rand/
Kensington/Route 83 intersection.  Having been recently and significantly 
renovated, Randhurst Village sets a desirable standard for character of the 
area.  Other centers in large format development areas also are generally 
positive aspects of corridor character.  Centers are, by appearance, well 
maintained and appealing.

(1) Internally, Randhurst Village includes a pedestrian 
friendly shopping experience with outdoor dining and high 
quality streetscape amenities.

(2) Development includes pedestrian connections from 
street and perimeter landscape screening.

(3) Rear facades are oriented to the street with awnings, 
signage and use of high quality architectural finishes.

(4) There is an opportunity for a landscaped median along 
Elmhurst Road between Oxford Place and Meadow Lane.

(5) Parking lots and perimeters lack landscape treatments 
such as parking screening, perimeter street trees and 
landscape parking islands.

(6) Opportunities to improve pedestrian and transit user 
connections into Mount Prospect Plaza from Rand Road.
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INDIVIDUALLY SERVICED LOTS
Commercial areas defined by small, shallow 
centers that often abut residential uses.

These areas consist primarily of shallow depth commercial 
properties facing the corridor.  They are located at the north 
of the study area at Camp McDonald and centered around 
the intersection of Rand/Elmhurst/Kensington.  In some cases, 
they abut residential neighborhoods on the rear or side.  Some 
developments include well landscaped and screened parking 
areas and connected pedestrian walks.

(1) Commercial parking lots are screened with shrubs and 
perimeter trees.

(2) Parkway trees add to a positive visual character along 
the corridor.

(3) An opportunity for Mount Prospect gateway sign at 
the north entrance into the community exists.

(4) Development lacks sidewalks and perimeter landscape 
buffer with multiple curb cuts.

(5) Consolidation and shared development access would 
minimize pedestrian-auto conflicts and promote an im-
proved corridor appearance.

(6) The corridor area lacks streetscape elements such as 
roadway lighting and wayfinding signage.
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NEIGHBORHOOD CONNECTOR
Areas that include residential uses directly along Rand 
Road or accessing the corridor by local streets.

These areas are defined by primarily residential and park uses 
that either connect to or front on Rand Road.  They include 
established interconnected neighborhood streets with pedes-
trian walks and large parkway with mature street trees.  These 
districts are located along Rand Road from Euclid Avenue to 
Elmhurst Road and Highland Avenue to Henry Street.

(1) Interconnected neighborhood streets have pedestrian 
walks, large parkways, and mature street trees.

(2) Landscape screening residential uses along Rand 
Road provide an opportunity for landscaped median 
between Business Center Drive to Hill Street.

(3) Neighborhood lacks pedestrian walks and connection 
to Rand Road, including the area along the west side of 
Rand Road at Gregory Park.

GREENWAY CORRIDOR
An open space portion of the corridor that creates 
a unique character along the corridor.

The area between Camp McDonald Road and Euclid Avenue 
is primarily multi-family and open space uses, but creates a 
unique character at the northern gateway in the corridor.  A 
natural greenway character along the Rand Road Corridor is 
provided by Rolling Green County Club along the south and 
a multi-family development on the north that includes dense 
vegetation and few curb cuts.

(1) Dense vegetation and few curb cuts provides a natural 
greenway character along the north Rand Road corridor.

(2) Multi-family development provides well landscaped 
frontage with pedestrian walks and high quality gateway 
elements.  The corridor area between Camp McDonald 
and Euclid lacks pedestrian walks and cycling infrastruc-
ture.

(3) The corridor area between Camp McDonald and 
Euclid lacks pedestrian walks and cycling infrastructure.

321

321
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Strengths Opportunities Challenges

LA
RG

E 
FO

RM
AT

 L
O

TS Development includes pedestrian connec-
tions from street and perimeter landscape 
screening.

Rear facades are oriented to the street with 
awnings, signage and use of high quality 
architectural finishes.

Opportunity to improve pedestrian connec-
tions into Mount Prospect Plaza from Rand 
Road.

Internal Randhurst Village includes a pedestri-
an friendly shopping experience with outdoor 
dining and high quality streetscape amenities.

Opportunity for landscape median along 
Elmhurst Road between Oxford Place and 
Meadow Lane.

Parking lot and perimeter lack landscape 
treatments such as parking screening, 
perimeter street trees and landscape parking 
islands.

IN
D

IV
ID

U
A

LL
Y 

SE
RV

IC
ED

 L
O

TS Parkway trees add to a positive visual char-
acter along the corridor.

Consolidation and shared development 
access would minimize pedestrian-auto 
conflicts and promote an improved corridor 
appearance.

Corridor area lacks streetscape elements 
such as a roadway lighting and wayfinding 
signage.

Commercial parking lot is screened with 
shrubs and perimeter trees.

Development lacks sidewalks and perimeter 
landscape buffer with multiple curb cuts.

Opportunity for Mount Prospect gateway 
sign at the north entrance into the commu-
nity.

N
EI

GH
BO

RH
O

O
D

 C
O

N
N

EC
TO

R Landscape screening residential uses along 
Rand Road.

Retail/mixed-use development opportunity 
across from Mount Prospect Plaza.

Lack of pedestrian walks along the west side 
of Rand Road at Gregory Park.

Interconnected neighborhood streets with 
pedestrian walks, large parkways and mature 
street trees.

Neighborhood lacks pedestrian walks and 
connection to Rand Road.

Opportunity for landscape median between 
Business Center Drive to Hill Street.

GR
EE

N
W

AY
 C

O
RR

ID
O

R Multi-family development provides well 
landscaped frontage with pedestrian walks 
and high quality gateway elements.

Dense vegetation and few curb cuts provides 
a natural greenway character along the north 
Rand Road corridor.

Corridor area would be enhanced with street-
scape elements such as roadway lighting and 
wayfinding signage.
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Neighborhood Connector Individually Serviced Lots
Municipal Boundaries

Community Gateways

Key Intersections

Traffic Signal

Large Format DevelopmentGreenway Corridor

Corridor Character
PUBLICLY OWNED PROPERTY
•  Wayfinding Signage
•  Gateway + Street Tree Plantings
•  Coordinated Lighting
•  Interconnected Walks
•  Pedestrian Friendly Crossings 
•  Bike Access + Amenities 

PRIVATELY OWNED PROPERTY
•  Curb-Cut Consolidation
•  Parking Lot Lighting + Landscaping
•  Interconnected Walks
•  Facade Enhancement
•  Business Signage Enhancement
•  Bike Access + Amenities
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OVERVIEW OF
MARKET FINDINGS

Assessing current real estate and de-
velopment markets is fundamental to 
anticipating future trends, evaluating 
the current mix of land uses, con-
sidering the appropriateness of land 
use regulations, and recommending 
actions for enhancing the Rand Road 
corridor.

RETAIL
The retail market in the Northwest 
suburbs has recovered from the 
Great Recession and continues to 
strengthen.  Randhurst Village, the 
one million square foot regional shop-
ping center located at Rand Road 
and Elmhurst Road, has undergone 
a $200 million redevelopment, and 
was subsequently purchased by DLC 
Management in 2015.  Three future 
development sites within Randhurst 
Village have been identified, which 
could add an additional 133,000 
square feet of space and possibly a 
residential component.

The former Buick dealership at Hen-
ry Street and Rand Road, across the 
street from Walmart, is in the process 
of being redeveloped.  The five acre 
parcel is anticipated to be developed 
in two phases, with the first phase 
expecting completion by early 2017.  
The expected retailers for phase one 
include a quick-service restaurant 
and an auto-oriented business.

Other vacant storefronts along this 
stretch of Rand Road could attract 
additional retailers, including spaces 
in Randhurst Commons and Mount 
Prospect Plaza.  Commercially-zoned 
sites not located in shopping centers 
could also be a target for future de-
velopment or redevelopment activity.

OFFICE & INDUSTRIAL
Kensington Business Center (KBC) is 
the other major commercial anchor 
along Rand Road in Mount Prospect.  
The park contains 3.25 million SF of 
office, industrial, and flex space on 

300 acres and an estimated 3,000 employees.  While numerous spaces are being marketed, the 
current overall vacancy rate is estimated to be 10%.  In recent years, Mount Prospect has ap-
proved a number of special uses in KBC, primarily for recreation and educational users.  Recent 
landscaping and ongoing improvements have enhanced the physical environment of this business 
park.

RESIDENTIAL
While the market may support development of new housing, few appropriate residential sites are 
located within this portion of the Rand Road cCorridor.  The corridor is essentially built out, and 
opportunities for redevelopment are scarce, given the prevalence of established neighborhoods 
and major commercial facilities.  Thus, new residential construction along the corridor will primarily 
occur through the redevelopment of single family lots.

Could land be found, however, current supply and demand fundamentals demonstrate significant 
support for the development of new market rate rental apartments.  In the for sale sector, new 
townhomes could be supported in various infill locations, provided that adequate buffering from 
major traffic routes is incorporated.

RAND ROAD CORRIDOR PLAN | VILLAGE OF MOUNT PROSPECT 21

REVIEW DRAFT  -  Last Revised: November 7, 2016 EXISTING CONDITIONS  | 2



SOCIOECONOMIC OVERVIEW
An understanding of demographic characteristics in Mount Pros-
pect and the study area is seen in context of comparison to nearby 
communities.

Key market / demographic finding note that: 

q With an estimated population of 54,000 Mount Prospect is 
much smaller than Arlington Heights, but has a comparable 
population and household count to Des Plaines.

q The estimated median income of $66,000 is second highest 
after Arlington Heights ($76,000). It is also higher than that of 
Metropolitan Chicago as a whole, at $60,085. Mount Pros-
pect collected the most retail sales tax revenue of these four 
communities with $13.3 million. In 2014 it brought in almost 
$1.5 million more in retail sales tax than Arlington Heights, 
the next highest of these other communities.

q Between 2012 and 2014 Mount Prospect issued the most 
multi-family building permits, largely due to the 92-unit 
Mount Prospect Horizon Senior Living Center built in 2013. 
Comparatively, Mount Prospect issued fewer single family 
permits during the same time period than its surrounding 
suburbs.

q The 2015 median income in Mount Prospect (as estimat-
ed by Esri Business Analyst) is $66,353, higher than both 
Des Plaines and Prospect Heights. The Rand Road Corri-
dor, which is marked in orange on the following map,  is 
surrounded mostly by census block groups with an average 
household income of $50,000 dollars or less, shown in light 
blue. As Rand Road passes through Arlington Heights, the 
median household income increases.

OPPORTUNITIES & CHALLENGES
The study area along Rand Road is likely to continue to grow and 
attract shoppers, employees, visitors, and residents.  This growth 
can be supported through efforts ensure that people using multiple 
modes of transit can safely and conveniently access and traverse 
the corridor.

The Village of Mount Prospect has been supportive of new develop-
ment in the Rand Road Corridor, and continues to help with market-
ing, infrastructure investment, and various financial subsidies.  The 
Village’s efficient and effective development review process helps 
new developments move forward. 

The following table summarizes existing market related strengths, 
opportunities and challenges facing the Rand Road corridor.

Strengths Opportunities Challenges

RETAIL 
MARKET

- Strong retail market
- Low vacancy rate
- High sales tax revenue
- Randhurst Village redevelopment

- Development sites in Randhurst Village
- Former Mitchell Buick site
- Other infill / soft sites

- Access to retail cetners along Rand Road
- Circulation within Randhurst Village

OFFICE/
FLEX
MARKET

- Increased occupancy at Kensington
  Business Center (KBC)
- Attractive streetscape

- Special uses at KBC
- Additional marketing to attract diverse
  businesses

- No single ownership / management
  entity at KBC
- Competitive flex / office space in
  Schaumburg and nearby communities

RESI-
DENTIAL 
MARKET

- Wide variety of housing types
- Market support for more housing

- Multifamily rental on Randhurst Village
  development parcel
- Infill townhomes
- Rehabilitation of older units

- Lack of developable sites
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