pect City of Prospect Heights

Department of Building & Zoning
h 8 North EImhurst Road, Prospect Heights Illinois, 60070-6070
eIg IS Office:847/398-6070 x 211-FAX: 847/590-1854

www.prospect-heights.il.us

MEMORANDUM

Date: September 18, 2025

To: Maciej Kempa, Chairman
Planning/Zoning Board Commissioners

From: Daniel A. Peterson, Director of Building & Development

Subject: PZBA 25-10 MA, TA, SU, Variations and Preliminary Engineering
1025 N. Rand Road, Prospect Heights, IL

Please be advised that Jyotsna Eitkala, Reish LLC property owner, has applied for the relief to
various sections of the zoning code for a mixed-use development for the vacant lot located at
1025 N. Rand Road. A public hearing will be held on Wednesday September 24, 2025, to
consider the following requests.

1. Map Amendment to rezone subject property from R1 Single Family to B1 — Retail
Business District
2. Text Amendment to add long-term rental mixed use as a permitted special use in the B-1
Retail District
Special Use — Approve up to 4 residential long-term rental units on the second floor
4. Variations —
a. Decrease the transitional side yard
b. Decrease the transitional rear yard
c. Reduce the required parking
5. Preliminary Plat and Preliminary Engineering

[98)

The Reish LLC purchased the property in 2024 with the intent of remodeling the home, cleaning
the property with the goal of getting the home occupiable condition. After the building permit
was issued and worked commenced it was determined that the existing structure was in a state of
deterioration and that demolition was necessary.

The owner met with the city regarding a possible redevelopment with a Mixed-Use
redevelopment with three (3) commercial and four (4) long-term rental units on the second floor.


http://www.prospect-heights.il.us/

The proposed mixed-use project is consistent with the Land Use Goals and Objectives, Section
1.2, and Section 3.1 Land Use: Business and Commercial Policy statement.

5. Create a mixed-use land use designation and supportive regulatory environment for a more
diverse development type.

The meeting has been properly noticed.

The owners need to provide additional information prior to the hearing and address the following
items during the testimony.

1. Provide a color rendering of the building. Description of the exterior finishes, lighting
for doorways, and access points.

2. Garbage enclosure design should be included.

3. Landscape plan. Specifically, to address the area between the parking lot and Rand

Road. Section 5-8-2 F 3(b) requires screening in the buffer area and minimum tree

planting.

Signage plan. Provide signage plan for the commercial uses. Wall signs, monument?

Parking lot lighting. Is there going to parking light poles? Building lighting?

Are the mechanical systems for the property going to be roof top units?

Fire suppression will be required. Provide area for pump and tank equipment.

Nowe

Please contact me should you have any questions regarding this application.

Thank you.



PZBA Meeting

Case #25-10 MA, TA, SU, V and Preliminary Engineering

Name: Reish LLC — Mixed-Use Redevelopment
Address: 1025 N. Rand Road, Prospect Heights

EXHIBITS LIST
No. Date Description Prepared
Applications, 5
Map Amendment
Text Amendment
Special Use
Variation — Transitional Yards
1 8/19/25 Variation - Parking Reish LLC, Jyotsna Eitkala
2 8/19/25 Trustee’s Deed In File
3 8/19/25 Legal Description Applicant
4 8/19/25 Project Narrative Reish LLC, Jyotsna Eitkala
Pyramid Land Surveyors, prepared
5 8/19/25 Boundary Survey February 28, 2024
RMD Associates Inc. prepared
6 8/19/25 Existing Conditions Survey 10/29/24
Proposed Site Plan/ Preliminary
7 8/19/25 Engineering RMD Associates Inc. prepared 8/14/25
Jeffery J. Heaney, Architects, dated
8 8/19/25 Architectural Concept Drawing 4/29/25
Nicholas D. Standiford, Shain, Banks,
Kenny & Schwartz, LTD, dated
9 8/19/25 Responses to Standards 8/15/25
10 9/15/25 Zoning Review Director Peterson
11 9/4/25 Preliminary Engineering Review #1 | Dan Strahan, City Engineer
12 9/4/25 Public Works Comments Mark Roscoe, Director of Public Works
13 9/5/25 Proof of Mailing — Shain/Banks In File
14 9/5/25 Proof of Notice Publication/Signage | City —in file
15 9/24/25 Request for continuance Applicant
16
17
18

19




EXHIBIT

FOR OFFICE USE ONIﬁ: w.w

FEE PAID el
DATE 8//9/2K5
RECV’D BY
CASE # _5:5102 2
MEETING DATE g
PLAN/ZONING BOARD OF APPEALS
APPLICATION

Special use ($400) Map Amendment (Refer to Ord. 0-03-18)

Variation ($150) Subdivision/PUD (Refer to Ord. 0-03-18)

Text Amendment ($300) Lot Consolidation (Refer to Ord. 0-03-18)

Appearance Review

In addition to the application fee a refundable deposit not <$500 nor >$5,000 shall be required for all zoning applications to
offset the direct costs of the application incurred by the City. If costs exceed the available escrow balance applicant will be
required to replenish account. If balance remains the money will be refunded or applied to any building permit cost. (Refer to
Ord. 0-18-06: 5-10-7(D)

APPLICANT: Reish LI.C

ADDRESS: 10365 DEARLOVE RD, APT. 1C
GLENVIEW, IL 60025
(773)759-8300

PHONE:
jetikala@yahoo.com

E-MAIL:

ADDRESS OF SUBJECT PROPERTY: 1025 N. Rand Road, Prospect Heights, 1L

PROPERTY IS LOCATED INTHE Rl ZONING DISTRICT.

APPLICABLE SECTION OF ORDINANCE: 5-5-2;5-7-2

DESCRIPTION OF REQUEST: Map Amendment to rezone the parcel from R-1 to B-1.

Are there any covenants, conditions, restrictions or floodplain issues concerning type of improvements, setbacks, area or height
requirements, occupancy or use limitations, etc. placed on the property and now of record: YES NO__X
If yes, pelase describe:

Has the property been the sub;(ect of previous or pending adminstrative legislative or court action:
YES NQ If yes, give details:

The follow items MUST be sumitted at time of filling:
1. Application (12 copies)
2. Plat of Survey (12 copies) — must be drawn to scale and indicate the location of the proposed addition or construction
and must contain the legal description of the property, along with additional information to support the application. (12
copies) *Note - please include one copy for file no longer than 11x17.

3. Proof of Ownership (1 copy)
4. Letter indicating Hardship (for variations only 12 copies)
5. Application Fee (cash or check made payable to: City of Prospect Heights)
6. Notice to Property Owners (1 copy) — will be supplied to you by the City of Prospect Heights.
7. List of Property Owners (1 copy) for Notice to Property Owners mailing - will be supplied to you by the City of
Prospect Heights. ) .
08/14/2025 i "Lhi

Date: Signature of Applicant



FOR OFFICE USE ONLy Zm@

FEE PAID Al ik
DATE g/ 9/25

RECV’D BY %H—L
MEETING DATE Z q_

PLAN/ZONING BOARD OF APPEALS

APPLICATION
Special use ($400) Map Amendment (Refer to Ord. 0-03-18)
Variation ($150) Subdivision/PUD (Refer to Ord. 0-03-18)
Text Amendment ($300) Lot Consolidation (Refer to Ord. 0-03-18)

Appearance Review

In addition to the application fee a refundable deposit not <$500 nor >$5,000 shall be required for all zoning applications to
offset the direct costs of the application incurred by the City. If costs exceed the available escrow balance applicant will be
required to replenish account. If balance remains the money will be refunded or applied to any building permit cost. (Refer to
Ord. O-18-06: 5-10-7(D)

APPLICANT: Reish LLC
ADDRESS: 10365 DEARLOVE RD, APT. 1C
GLENVIEW, IL 60025
(773) 759 -8300
PHONE:
jetikala@yahoo.com
E-MAIL:

1025 N. Rand Road, Prospect Heights, IL
ADDRESS OF SUBJECT PROPERTY:

PROPERTY IS LOCATED INTHE ! ZONING DISTRICT.

APPLICABLE SECTION OF ORDINANCE: __ >~ 2(©)

DESCRIPTION OF REQUEST: Text Amendment to permit long term residential rental units in the B-1 zoning district.

Are there any covenants, conditions, restrictions or floodplain issues concerning type of improvements, sctbacks, area or height
requirements, occupancy or use limitations, etc. placed on the property and now of record: YES NO _X
If yes, pelase describe:

Has the property been the subject of previous or pending adminstrative legislative or court action:
YES NO X If yes, give details:

The follow items MUST be sumitted at time of filling:
1. Application (12 copies)
2. Plat of Survey (12 copies) — must be drawn to scale and indicate the location of the proposed addition or construction
and must contain the legal description of the property, along with additional information to support the application. (12
copies) *Note - please include one copy for file no longer than 11x17.

3. Proof of Ownership (1 copy)

4. Letter indicating Hardship (for variations only 12 copies)

5.  Application Fee (cash or check made payable to: City of Prospect Heights)

6. Notice to Property Owners (1 copy) — will be supplied to you by the City of Prospect Heights.

7. List of Property Owners (1 copy) for Notice to Property Owners mailing - will be supplied to you by the City of

Prospect Heights. . -
7 JA’“’

08/14/2025 I Al

Date: ASignat;l;"e of Applicant



FOR OFFICE USE ONL& ¢w ”)

FEE PAID =
DATE g/14]2&
RECV'D BY
CASE # /)
MEETING DATE
PLAN/ZONING BOARD OF APPEALS
APPLICATION

Special use ($400) Map Amendment (Refer to Ord. 0-03-18)

Variation ($150) Subdivision/PUD (Refer to Ord. 0-03-18)

Text Amendment ($300) Lot Consolidation (Refer to Ord. 0-03-18)

Appearance Review

In addition to the application fee a refundable deposit not <$500 nor >$5,000 shall be required for all zoning applications to
offset the direct costs of the application incurred by the City. If costs exceed the available escrow balance applicant will be
required to replenish account. If balance remains the money will be refunded or applied to any building permit cost. (Refer to
Ord. O-18-06: 5-10-7(D)

APPLICANT: Reish LLC
ADDRESS: 10265 DEARLOVE RD., APT IC

GLENVIEW, IL 60025

(773) 759-8300

PHONE:
jetikala@yahoo.com

E-MAIL:

25 N. Rand Road ights, IL
ADDRESS OF SUBJECT PROPERTY: 1025 N. Rand Road, Prospect Heights,

PROPERTY IS LOCATED IN THE B-1 ZONING DISTRICT.

APPLICABLE SECTION OF ORDINANCE: __ 5-7-2(C)

DESCRIPTION OF REQUEST: Special Use Permit to allow long term residential rental units.

Are there any covenants, conditions, restrictions or floodplain issues concerning type of improvements, setbacks, area or height
requirements, occupancy or use limitations, etc. placed on the property and now of record: YES NO_X
If yes, pelase describe:

Has the property been the subject of previous or pending adminstrative legislative or court action:
YES NO X If yes, give details:

The follow items MUST be sumitted at time of filling:
1. Application (12 copies)
2. Plat of Survey (12 copies) — must be drawn to scale and indicate the location of the proposed addition or construction
and must contain the legal description of the property, along with additional information to support the application. (12
copies) *Note - please include one copy for file no longer than 11x17.
Proof of Ownership (1 copy)
Letter indicating Hardship (for variations only 12 copies)
Application Fee (cash or check made payable to: City of Prospect Heights)
Notice to Property Owners (1 ecopy) — will be supplied to you by the City of Prospect Heights.
List of Property Owners (1 copy) for Notice to Property Owners mailing - will be supplied to you by the City of
Prospect Heights. -

e
08/14/2025 :
Date: Signature of Applicant

IO\ T e




FOR OFFICE USE ONL

FEE PAID — AV
DATE
RECV’D BY
CASE #
MEETING DATE
PLAN/ZONING BOARD OF APPEALS
APPLICATION

Special use ($400) Map Amendment (Refer to Ord. 0-03-18)

Variation ($150) Subdivision/PUD (Refer to Ord. 0-03-18)

Text Amendment ($300) Lot Consolidation (Refer to Ord. 0-03-18)

Appearance Review

In addition to the application fee a refundable deposit not <$500 nor >$5,000 shall be required for all zoning applications to
offset the direct costs of the application incurred by the City. If costs exceed the available escrow balance applicant will be
required to replenish account. If balance remains the money will be refunded or applied to any building permit cost. (Refer to
Ord. O-18-06: 5-10-7(D)

APPLICANT: Reish LLC

ADDRESS: 10365 Dearlove Rd., Apt. 1C

Glenview, IL 60025
(773)759-8300

PHONE:
jetikala@yahoo.com

E-MAIL:

ADDRESS OF SUBJECT PROPERTY: 1025 N. Rand Rd.

PROPERTY IS LOCATED INTHE  R-1 ZONING DISTRICT.

APPLICABLE SECTION OF ORDINANCE: 5-10-8, 5-7-2F .5a

DESCRIPTION OF REQUEST: Transitional Yard Variation.

Y (50.00

Are there any covenants, conditions, restrictions or floodplain issues concerning type of improvements, setbacks, area or height
requirements, occupancy or use limitations, etc. placed on the property and now of record: YES NO
If yes, pelase describe:

Has the property been the subject of previous or pending adminstrative legislative or court action:
YES NO X If yes, give details:

The follow items MUST be sumitted at time of filling:
1. Application (12 copies)
2. Plat of Survey (12 copies) — must be drawn to scale and indicate the location of the proposed addition or construction
and must contain the legal description of the property, along with additional information to support the application. (12
copies) *Note - please include one copy for file no longer than 11x17.
Proof of Ownership (1 copy)
Letter indicating Hardship (for variations only 12 copies)
Application Fee (cash or check made payable to: City of Prospect Heights)
Notice to Property Owners (1 copy) — will be supplied to you by the City of Prospect Heights.
List of Property Owners (1 copy) for Notice to Property Owners mailing - will be supplied to you by the City of
Prospect Heights.

08/14/2025

NSV EaW

Date: Signature of Applicant



FOR OFFICE USE ONL 0
FEE PAID __@

DATE
RECV'D BY

2
i
CASE # %7 _
MEETING DATE 2/ 2 ZS

PLAN/ZONING BOARD OF APPEALS

APPLICATION
Special use ($400) Map Amendment (Refer to Ord. 0-03-18)
Variation ($150) Subdivision/PUD (Refer to Ord. 0-03-18)
Text Amendment ($300) Lot Consolidation (Refer to Ord. 0-03-18)

Appearance Review

In addition to the application fee a refundable deposit not <§500 nor >$5,000 shall be required for all zoning applications to
offset the direct costs of the application incurred by the City. If costs exceed the available escrow balance applicant will be
required to replenish account. If balance remains the money will be refunded or applied to any building permit cost. (Refer to
Ord. 0-18-06: 5-10-7(D)

appLICANT: _ ReishLLC

ADDRESS: 10365 Dearlove Rd, Apt. 1C

Glenview, IL 60025
(773)759-8300

PHONE:
jetikala@yahoo.com

E-MAIL:

ADDRESS OF SUBJECT PROPERTY: 1025 N. Rand Rd.

PROPERTY IS LOCATED IN THE R-1 ZONING DISTRICT.

APPLICABLE SECTION OF ORDINANCE: __ 9-10-8, 5-8-6

DESCRIPTION OF REQUEST: Parking Variation.

Are there any covenants, conditions, restrictions or floodplain issues concerning type of improvements, setbacks, area or height
requirements, occupancy or use limitations, etc. placed on the property and now of record: YES NO
If yes, pelase describe:

Has the property been the subject of previous or pending adminstrative legislative or court action:
YES NO X If yes, give details:

The follow items MUST be sumitted at time of filling:

1. Application (12 copies)

2. Plat of Survey (12 copies) — must be drawn to scale and indicate the location of the proposed addition or construction
and must contain the legal description of the property, along with additional information to support the application. (12
copies) *Note - please include one copy for file no longer than 11x17.
Proof of Ownership (1 copy)
Letter indicating Hardship (for variations only 12 copies)
Application Fee (cash or check made payable to: City of Prospect Heights)
Notice to Property Owners (1 copy) — will be supplied to you by the City of Prospect Heights.
List of Property Owners (1 copy) for Notice to Property Owners mailing - will be supplied to you by the City of
Prospect Heights.
08/14/2025

Date: Signature of Applicant

NogRw
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EXHIBIT

2 J
2
3
LL{ W l l L{V [ ' 1 W Doc#, 2418414266 Fee: $107.00
CEDRIC GILES
CGOK COUNTY CLERK'S OFFICE
TRUSTEES DEED @ Date 7/2:2024 10:05 AM Pg: 1 of 3
MAIL RECORDED DEED TO: Dec ID 20240601835 186
D. Chase Gentile STiCo Stamp 1-851-007-752 ST Tax $200.00 CO Tax $100.00

1400 E. Touhy Ave., Suite 409
Des Plaines, IL 60018

MAIL TAXBILL TO:
Reish, LLC - designated series Rand
PO Box 2338

Glenview, IL 60025 (Reserved for Recorders Use Only)

THE GRANTOR, Laura L. Gross, as Trustee of the Laura L. Gross Irrevocable Family
Trust dated June 20, 2018, of 1210 Center Ln, Arlington Heights, IL 80004, for ancj in
consideration of TEN AND 00/100THS ($10.00) DOLLARS and other good and valuable
consideration in hand paid, and pursuant to the power and authority vested in the Grantor(s) as
Trustee, CONVEY(S) AND QUIT CLAIM(S) to Reish, LLC - designated series Rand, an
Hlinois limited liability company, created and existing under and by virtue of the laws of
Illinois and duly authorized to transact business in the State of lllinois, of Gleniview, IL, to
have and o hold, all interest in the following described real estate, situated in Cook County,
State of lllinois, to wit:

SEE ATTACHED LEGAL DESCRIPTION

Permanent Index Number(s): 03-21-305-014-0000
Property Address: 1025 North Rand Road, Prospect Heights, IL 60070

Hereby releasing and waiving all rights under and by virtue of the homestead exemption laws of
the State of lllinois. THIS IS NOT HOMESTEAD PROPERTY

SUBJECT TO: Covenants, conditions and restrictions of record and building lines and
easements, if any, provided they do not interfere with the current use and enjoyment of the real
estate; and general real estate taxes not due and payable at the time of closing.




Dated this _ o*#* _ dayof  Taup 2024,

1 d Yy

Laura L. Gross, as Trustee of the Laura L.
Gross [rrevocable Family Trust dated June

20, 2018
STATE OF ILLINOIS )

) SS.
COUNTY OF COOK )

1, the undersigned, a Notary Public in and for said County, in the State aforesaid, do hereby
certify that Laura L. Gross, as Trustee of the Laura L. Gross Irrevacable Family Trust
dated June 20, 2018, personalty known to me to be the same person(s) whose name(s) is/are
subscribed fo the foregoing instrument, appeared before me this day in person, and|
acknowledged that he/shefthey signed, sealed and delivered the said instrument, as
his/her/their free and voluntary act for the uses and purposes set forth therein.

Given under my hand and notarial seal, this _oJ%- day of _\June , 2024.

(e, A

Notary P@c

KELLY A ANDERSON

g OFFIGIAL SEAL
F,ﬂf_:'g; Notary Public - State of Iilinois
uyois My Commission Expires

June 25, 2024

PREPARED BY:

Kelly Anderson

Attorney at Law

1933 N. Meacham Rd., Suite 600
Schaumburg, IL 60173

ey,




LEGAL DESCRIPTION

Order No.: 24GNW114147RM

For APN/Parcel ID(s): 03-21-305-014 ~

LOT 14 IN ARLINGTON COUNTRYSIDE A SUBDIVISION OF THAT PART OF THE SOUTHEAST 1/4 .
OF THE SOUTHWEST 1/4 OF SECTION 21, TOWNSHIP 42 NORTH, RANGE 11 EAST OF THE
THIRD PRINCIPAL MERIDIAN, LYING NORTHEASTERLY OF STREET LINE OF RAND ROAD, IN
COOK COUNTY, ILLINOIS




LEGAL DESCRIPTION

PROPERTY ADDRESS IS COMMONLY KNOWN AS:
1025 NORTH RAND ROAD, PROSPECT HEIGHTS, IL 60070

ORDER NO.: 24GNW114147RM

FOR APN/PARCEL ID(S): 03-21-305-014

LOT 14 IN ARLINGTON COUNTRYSIDE A SUBDIVISION OF THAT PART OF THE
SOUTHEAST 1/4 OF THE SOUTHWEST 1/4 OF SECTION 21, TOWNSHIP 42 NORTH,
RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, LYING NORTHEASTERLY OF
STREET LINE OF RAND ROAD, IN COOK COUNTY, ILLINOIS

PIN: 03-21-305-014-000



EXHIBIT

REISH o

LLC Glenview IL, 60025

tabbies*

10365 Dearlove Road, Apt. 1C

August 15, 2025

City of Prospect Heights

Planning & Zoning Board of Appeals
8 North Elmhurst Road

Prospect Heights, IL 60070

RE: Project Narrative (1025 North Rand Road)
To Whom It May Concern,

Reish LLC (the “Applicant”) provides the following project narrative.

I. Background

The Applicant, Reish LL.C, owns the property located at 1025 N. Rand Road (the “Property”™).
The Applicant purchased the Property in June of 2024 to rehab the existing single-family home.
After receiving the permit to rehab the property, the City indicated that teardown was required.
In July of 2025, Petitioner completed demolition of the existing single-family home. Given the
location of the property on Rand Road, and being next to a gas station, a single-family use is not
financially viable. Accordingly, the Applicant seeks to rezone the property to B-1, obtain a text
amendment to allow residential rentals in the B-1 zoning district, secure a special use permit, and
obtain a transitional yard and parking variation to construct a two-story building with three (3)
commercial units on the ground floor and four (4) residential apartment units on the second floor.

II. Project Details

A. Hours of Operation. The Applicant’s proposed office and retail spaces will operate
during typical business hours each day of the week.

B. Stormwater. The Applicant will comply with stormwater requirements.

C. Parking. The Applicant intends to provide nineteen (19) parking spaces to residents
and commercial tenants.

D. Waste Disposal. The proposed waste disposal will be located at the northeast corner
of the parking lot area.

We look forward to working with the City of Prospect Heights and presenting this application at
the public hearing scheduled for August 27, 2025, or at the next regularly scheduled meeting.

Sincerely,
Jyotsna Etikala



EXHIBIT

tabbies:

BOUNDARY SURVEY

LOT 14 IN ARLINGTON COUNIRYSIDE A SUBDIISION OF THAT PART OF THE SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 OF SECTION 21, TOWNSHIP 42 NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL
MERIDIAN, LYING NORTHEASTERLY OF STREET LINE OF RAND ROAD, IN COOK COUNTY, ILLINOIS
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GRAPHIC SCALE
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LEGAL DESCRIPTION PROVIDED BY CLIENT

VICINITY MAP

ORDERED BY

STATE OF ILLINOIS )

1025 NORTH RAND ROAD

Land Surveyors linois and Wisconsm
1255 CANMON DRIVE, UMIT 958605
HOFFUAN ESTATES LLIVOIS, 60169

€ 224-306- 4489

| DRAWNBY:GV.S,  SCALE : 120/
" BOOK NUMBER: 2401-28
| DRAWING NUMBER: 117-240309

| pyrarnidﬂ;@yahoo.com §

PN 03-21-305-014-0000

PYRAMID LAND SURVEYORS

FIELD WORK COMPLETED: FEB 28, 2024 |

COUNTY OF COOK ) "

PYRAMID LAND SURVEYORS, INC. AS ILLINOIS LICENSED
PROFESSIONAL LAND SURVEYORS, HEREBY STATE THAT WE HAVE
SURVEYED THE PROFERTY DESCRIBED ABOVE AND THIS
PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS
MINIMUM STANDARDS FOR A BOUNDARY SURVEY.

GIVEN UNDER MY HAND AND SEAL Wednesday, February 28, 2024

Gene Scola
GENE SCOLA PLS #035-003354 EXPIRES 11-30-2024

)




EXHIBIT
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SURVEY INFORMATION:

LOT 141N ARLINGTON COUNTRYSIOE A SUBDIVISION GF THAT
PART OF THE SDUTHEAST 1/4 OF THE SOUTHWEST 14 OF
SECTION 21, TOWNSHIR 42 NORTH, RANGE 13 EAST OF THE
THIRD PRINGPAL ERIDIAN, LYING NORHEASTERLY OF isti y
STREET LiN¢ OF RAND ROAD, IN COOK COUNTY, HUNOSS (Stablllzed Canstructlon

ADORESS: 1025 € RAN® RD, PROSPECT HOIGHTS, 1L 60070 ntrance)

1.LOT DIMENSIONS TAKEN FROM ORJGINAL SURVEY. Au. LOT

UNES, SETRAK LINES, UTILITY EASEMENT, ARE TO 3E LOCATED
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August 15, 2025

VIA FEDEX AND EMAIL
City of Prospect Heights

Attn: Mr. Dan Peterson

Zoning Department

8 North Elmhurst Road
Prospect Heights, IL 60070
dpeterson@prospect-heights.org

RE: Applicant’s Responses to Standards for Zoning Relief (1025 North Rand Road)

To Whom It May Concern,

The Applicant, Reish LLC, owns the subject property located at 1025 North Rand Road,
Prospect Heights, IL (the “Property”). The Applicant seeks to establish a mixed-use, with three
(3) ground floor commercial units and four (4) upper floor residential rental units. The Applicant,
requests the following zoning relief: (I) a Map Amendment; (II) a Text Amendment; (III) a
Special Use Permit; and (IV) Variations and submits the following responses to the standards for

each:

I. Map Amendment

The Applicant seeks to rezone the Property from an R-1 Single-Family Residential District to a
B-1 Retail Business District. The Applicant responds to the Map Amendment Standards set forth
in section 5-10-10(c) of the City code as follows:

1. That the net impact of the proposed amendment, if granted, will be beneficial to the
entire community and will not be harmful to the local area in particular.
The proposed rezoning will expand the options for commercial tenants in the City while
also creating additional housing units. These additional commercial and residential
opportunities will contribute economic benefits to the Rand Road Commercial Corridor,
and the City as a whole through increased property taxes, potential sales taxes,
employment opportunities, and additional services.

This project will not be harmful to the local area and is compatible with surrounding uses.
Rezoning the Property to a B-1 zoning district will allow the parcel to better conform
with the immediately neighboring B-1 parcels. Further, the Rand Road Commercial
Corridor is populated with other office and residential uses. Therefore, rezoning the
Property to allow a ground floor business use with a second-floor residential special use
will act a buffer between the neighboring commercial and residential uses.

2. That a need exists for the general type of use proposed and that the specific proposal
will indeed satisfy it more closely than the other possible uses.
The Applicant purchased the Property on June 24, 2024. The Property’s existing and
historical use has been a single-family residence. The Applicant’s proposed mixed-use
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redevelopment will provide new commercial space to the City while continuing the
existing residential use. The rezoning will allow the property to be put to the best and
highest use for the City, the Applicant, and residents.

That the use proposed is compatible with the current comprehensive land use plan
of the city of Prospect Heights, in effect on the date of the application.

The proposed use is compatible with the comprehensive land use plan for the city of
Prospect Heights. Specifically, the Comprehensive Plan details a desire to grow the Rand
Road Commercial Corridor, targeting Rand Road between Palatine Road and Camp
McDonald Road as areas for commercial growth. A map amendment rezoning the subject
parcel located on Rand Road to B-1 would allow the Applicants to establish a
commercial use in alignment with the Comprehensive Plan.

Further, the Comprehensive Plan states that various existing lots on Rand Road are in
need of improvement. City of Prospect Heights, Ill., Comp. Plan, p. 63 (2014). The
Property is what the City should target for improvement and growth. Another goal of the
Comprehensive Plan is to create consistency in commercial corridors. /d. This rezoning
would contribute positively to consistency as the B-1 use will conform to that of the
neighboring B-1 properties. Moreover, the mixed-use aspect of the development,
combining ground-floor commercial space and second floor residential use will provide a
buffer between the commercial use to southwest, and the residential use to northeast.

That the proposed use is compatible and harmonious with uses in the surrounding
general area.

The proposed use is compatible and harmonious with surrounding uses, as the Rand Road
Commercial Corridor currently has numerous office and retail uses such as a storage
facility and gas station. Further, the parcels adjacent to the Property to the southeast are
currently zoned as B-1. Rezoning the Property to B-1 would be uniform with the
neighboring two parcels.

Moreover, the Rand Road Corridor has been targeted as a desired area for commercial
growth. This project would accomplish this goal by adding three additional office and
retail spaces for small businesses, professional services, or neighborhood-serving
retailers, which would in turn enhance the corridor’s economic vitality.

That the area described in the petition does not lie wholly or partly in the floodplain
as defined by the Illinois department of transportation, division of water resources,
or, if it does lie wholly or partly within the floodplain, that adequate provisions for
storage, runoff control and floodwater retention, as appropriate, have been made or
can be made.

On information and belief, the Property is not located within a floodplain. The Applicant
will provide adequate provisions for storage, runoff control and flood water retention
according to the City’s requirements.
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II. Text Amendment

The Applicant seeks a text amendment to City’s Code section 5-7-2(c) to allow long term
residential dwelling units as a Special Use in the B-1 Zoning District. The Applicant responds to
the Text Amendment Standards set forth in the City Code section 5-10-10(c) as follows:

1. That the net impact of the proposed amendment, if granted, will be beneficial to the
entire community and will not be harmful to the local area in particular.
The proposed text amendment will be beneficial as it will allow for future development in
the City to include mixed-use developments. Presently, unless the proprietor lives on the
Property, mixed-use development is not permitted. The Applicant’s proposed text
amendment will establish a commercial use while also offering four residential rental
units on the second floor, which will maximize use of the space and offer diverse housing
options in the area.

The proposed text amendment will not be harmful, as it will only be amending the current
special use from “residential use by a proprietor” to include “long term residential
rentals” in the City Code section 5-7-2(c). The proposed text amendment will allow for
additional residential rental and condo units to be established as a special use on
properties zoned as B-1. This still provides oversight through the special use approval
process while creating additional housing and enhancing the commercial area.

2. That a need exists for the general type of use proposed and that the specific proposal
will indeed satisfy it more closely than the other possible uses.
A text amendment that allows residential rental units above ground-floor commercial
storefront uses will open opportunities for property owners and developers in the B-1
zoning. The proposed text amendment will provide significant benefits to community and
the City through additional property tax revenue, employment opportunities, and
increased housing options. Without this text amendment, the Applicant would not be able
to construct this mixed-use that will contribute three office spaces and four residential
apartments to the community.

3. That the use proposed is compatible with the current comprehensive land use plan
of the city of Prospect Heights, in effect on the date of the application.
The City’s Comprehensive Plan has an express policy goal of creating new mixed-use
land use designations and supportive regulatory environments for more diverse
development types. City of Prospect Heights, 1., Comp. Plan, p. 63. Allowing residential
rentals as a special use in B-1 districts will align with this policy goal. The Applicant, and
similarly situated applicants, will be able to mix residential and commercial uses in B-1
districts to create diverse development types.

The Comprehensive Plan also explains that there are limited opportunities in the City for
mixed use developments. See Comp. Plan, p. 61. However, the Comprehensive Plan
envisions mixed-use housing designations to offer a variety of housing types, specifically
in areas that are adjacent to transportation and shopping. Id. The Property is located on



City of Prospect Heights
August 15,2025

Page 4

I1I.

the Rand Road Commercial Corridor, making it a prime location for a mixed use
development as it is near a major roadway, grocery stores, and various retail areas.

That the proposed use is compatible and harmonious with uses in the surrounding
general area.

The proposed use is compatible with uses in the surrounding areas as the Rand Road
corridor is densely populated with both commercial and residential uses. For example, the
neighboring properties include a residential subdivision on Center Lane. Adjacent to the
property, there is a gas station (1021 North Rand Road). Across the street, there are a
variety of uses, from a Presbyterian church (2107 E Rand Rd) to a shopping plaza with
multiple restaurants and commercial offerings (2300 E Rand Rd).

That the area described in the petition does not lie wholly or partly in the floodplain
as defined by the Illinois department of transportation, division of water resources,
or, if it does lie wholly or partly within the floodplain, that adequate provisions for
storage, runoff control and floodwater retention, as appropriate, have been made or
can be made.

On information and belief, the Property is not located within a floodplain. The Applicant
will provide adequate provisions for storage, runoff control and flood water retention
according to the City’s requirements.

Special Use Permit

The Applicant seeks a Special Use Permit to establish residential rental units in a B-1 Zoning
District pursuant to the City Code section 5-7-2(c). The Applicant responds to the Special Use
Standards set forth in the City Code section 5-10-9(e) as follows:

1.

That the establishment, maintenance or operation of the special use will not be
unreasonably detrimental to or endanger the public health, safety, morals, comfort
or general welfare.

The proposed special use will allow multifamily residential use at the Property. The
project has been designed to enhance the Property and bring it into greater conformance
with the surrounding area by providing new office and retail spaces and quality, up-to-
date residential rental apartments. As a result, this use will contribute positively to the
economic welfare and development of the Rand Road Commercial Corridor and the City
as a whole.

Moreover, the proposed use will generate more property tax income which directly funds
public services. The Applicant will adhere to all applicable local regulations, and
consequently, the use will not endanger the public health, safety, morals, or comfort. The
historic use of the Property, residential, will remain while also adding commercial uses.
The commercial addition to Property will provide employment opportunities not
presently available to the general public. As such, the proposed use will not be
unreasonably detrimental.



City of Prospect Heights
August 15, 2025

Page 5

2.

That the special use will not be injurious to the use and enjoyment of other property
in the community for the purposes already permitted, nor diminish and impair
property values within the community.

The proposed special use will permit the Applicant to utilize the Property to its highest
and best use. First, while the subject property is currently zoned as R-1, it is independent
from the neighboring subdivision and stands alone. The Property will be accessed
directly from Rand Road, therefore, the proposed use will not directly affect the other
residential zoned properties to the northwest.

Furthermore, the Property is next to two parcels that are already zoned B-1. The
commercial component of the proposed development will conform to the neighboring B-
1 uses. The proposed special use will not generate excessive traffic, as it will provide
approximately 19 parking spaces.

That the establishment of the special use will not impede the normal and orderly
development and improvement of surrounding property for uses permitted in the
district.

The proposed special use will not impede the orderly development of surrounding
properties because the multifamily residential use is compatible with the residential uses
to the northwest, and the commercial use (permitted as of right) on the ground floor will
be compatible with the surrounding retail and service uses. Further, the Property is
directly accessible from Rand Road, which is a major roadway with capacity to
accommodate an increase in traffic generation.

That adequate utilities, access roads, drainage and/or other necessary facilities have
been or are being provided.

Adequate utilities will be provided through the construction of this new project. The
petitioner is working closely with the City’s Building Department and their engineers to
ensure that drainage requirements and expectations have been met. Further, a waste
receptacle will be provided in the northeast corner of the parking lot, as reflected by the
site plan.

That adequate measures have been or will be taken to provide ingress or egress so
designed to minimize traffic congestion in the public streets.

Proper measures have been taken to ensure ingress and egress to public streets. The
property is situated on the Rand Road Commercial Corridor which has capacity to
accommodate heavy traffic. Moreover, Rand Road already accommodates multiple
access points for the adjacent properties. This is evidenced by neighboring parcels that
utilize direct ingress and egress for their commercial uses via Rand Road.
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6. That the special use shall, in all other respects, conform to the applicable regulations
of the district in which it is located, except as such regulations may in each instance
be modified by the city council pursuant to the recommendations of the plan/zoning
board of appeals.

The proposed special use will conform to all regulations of the B-1 zoning district and all
application municipal code regulations.

7. That the area described in the petition does not lie wholly or partly in floodplain, as
defined by the flood control ordinances of the city; or, if it does lie wholly or partly
within the floodplain, that adequate provisions for storage, runoff control and
floodwater retention, as appropriate, have been made.

On information and belief, the Property is not located within a floodplain. The Applicant
will provide adequate provisions for storage, runoff control and flood water retention
according to the City’s requirements.

IV. Variations

The Applicant seeks a Transitional Yard Variation (Prospect Heights, Ill., Code § 5-7-2 F.5a)
and a Parking Variation (/d. at § 5-8-6) to establish their Mixed-Use development. The Applicant
responds to the Variation Standards set forth in the City Code section 5-10-9(f) as follows:

1. Special conditions and circumstances exist which are peculiar to the land, structure,
or building involved and which are not applicable to other lands, structures, or
buildings in the same district.

Transitional Yard Variation

The Applicant purchased the Property to renovate the existing single-family home.
However, the structure could not be renovated due to its dilapidated condition, and the
City required demolition. Building a new single-family home on this lot is not an
economically feasible option given the neighboring gas station and the busy Rand Road
corridor. Therefore, the Applicant proposes a multi-use structure that will attract
commercial uses and provide local housing options. The location of the curb cut and
existing access point from Rand Road required the structure to be located at the west side
of the Property to provide optimal parking and access. Because the Property abuts a R1
zoned property, a Transitional Yard Variation is required. See City Code § 5-7-2.

Parking Variation

The proposed development will provide four residential rental units and three commercial
rental units. Pursuant to the City code, the applicant must provide two parking spaces per
residential unit, which the Applicant’s site plan accommodates by providing eight spaces
to residential tenants. In the ground floor of the development, the Applicant plans to
activate a Class 9 commercial use to allow for office/retail use. This requires an
additional four parking spaces than the site plan is able to accommodate. See City Code
§ 5-8-6. Given the small size of the parcel, the applicants cannot provide an additional
four spaces.
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Literal interpretation of the provisions of this title would deprive the applicant of
rights commonly enjoyed by other properties in the same district under the terms of
this title.

Transitional Yard Variation

The Property is adjacent to numerous commercial and residential uses, whether it is the
single-family homes to the northwest or the commercial uses to the southeast. Requiring
strict compliance with the transitional yard standard would deprive the Applicant of the
use and enjoyment of their land. The Applicant is seeking to revitalize underutilized land
in to contribute mixed use developments as desired in the Comprehensive Plan. See City
of Prospect Heights, Ill., Comp. Plan, p. 63. A literal interpretation of the Code would
prohibit the applicant from adding quality housing and commercial spaces to the Rand
Road Commercial Corridor and the City as a whole.

Parking Variation

Without the requested variation, the Applicant will not be able to establish three ground
floor commercial units in its mixed-use development. A literal interpretation of the Code
will require the Applicant to provide four additional parking spaces which is not feasible
given the shape and size of the lot and the proposed building. If denied, the Applicant
will be deprived of rights commonly enjoyed by similar uses because the parking spaces
currently proposed will adequately serve the three ground-floor commercial units.

The alleged hardship has not been directly created by any person presently, or a
predecessor in interest, having a proprietary interest in the premises.

The Applicant purchased the Property on June 24, 2024; therefore, the Applicant was not
a part of the original subdivision, zoning or curb cut for the Property. Consequently, the
Applicant did not create any alleged hardships.

The proposed variation will not be materially detrimental to the public welfare or
injurious to other property or improvements in the neighborhood.

Transitional Yard Variation

The proposed variation will allow the Applicant to establish its mixed-use development
while still upholding the character and enjoyment of the neighboring properties. The
Applicant acknowledges that the Project abuts residential spaces and is committed to
ensuring that residents have privacy and comfort in their homes by building an eight-foot
privacy fence on residential abutting sides of the Property. Further, the public welfare
will be positively served by this variation because it will allow the Applicant to
contribute a unique mixed-use development to the Rand Road Corridor.

Parking Variation

Granting the proposed variation will not be detrimental to the community because the
Property will be adequately served by the amount of parking spaces currently proposed in
the site plan. The low impact uses intended for the ground floor commercial spaces will
not generate high amounts of traffic or excessive need for parking. Accordingly, the
proposed variation will merely allow the Applicant to establish their desired use without
sacrificing the enjoyment of their land.
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The proposed variation will not impair an adequate supply of light and air to
adjacent property, substantially increase congestion in the public streets, increase
the danger of fire, or endanger the public safety.

Transitional Yard Variation

The building will have little to no light pollution on the west facing side of the building,
as there will be a single small window and no entrances. Further, the traffic flow will not
impact the neighboring residential properties because the access point to Rand Road is on
the eastern side of the Property. Because the access point is on the opposite side of the
Property from the residential spaces, neighbors will not experience any negative impacts
of the traffic flow to and from the site. Further, the eight-foot fence will separate the
traffic flow on the Property from the view of the neighboring properties. The entrances to
and from the store fronts will be directly facing Rand Road and accordingly will not
increase pedestrian traffic near the residential parcels.

Parking Variation

With this variation, the Applicants will still be able to accommodate employees and
visitors of the commercial spaces. The Property will still have direct access from Rand
Road, and the Applicant is not altering the entry or traffic flow. The low intensity uses
that the Applicant seeks to establish will not generate traffic flow in a manner that would
impact Rand Road or surrounding areas.

The proposed variation will not alter the essential character of the locality.
Transitional Yard Variation

The proposed variation will allow the Applicant to establish a mixed-use development
desired by the City on a parcel that would otherwise be too small to activate such use.
The Applicant intends to maintain the privacy and enjoyment of the adjacent residential
areas by building an eight-foot fence on the west side of the Property. Further, the
property is directly accessible from Rand Road, which will reduce any impact on the
nearby residential uses. The mixed-use will also conform with the character of the
locality by offering office/retail uses similar to those in the surrounding Rand Road
Commercial Corridor.

Parking Variation

The proposed variation will not create additional traffic or parking issues as it will merely
allow the Applicant to establish low impact office/retail uses. The variation of four
parking spaces will not alter the character of the locality, as the Rand Road commercial
corridor as a whole has numerous similarly situated commercial uses. Further, the types
of uses the Applicant intends to activate on the ground floor will not require additional
parking spaces.

The proposed variation is in harmony with the spirit and intent of this title.

Transitional Yard Variation
The proposed variation will still allow for a buffer between residential and business uses
by providing privacy fencing and limiting windows and lighting on the residential facing
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side of the building. This variation will not create a loss of enjoyment for neighboring
properties, which directly serves the spirit of this title.

Parking Variation

With fifteen parking spaces, one of which is accessible, being offered to commercial
tenants and customers, the proposed variation will still allow for ample parking options.
Further, the Applicant intends to activate low intensity uses in the three-ground floor
commercial spaces, which will be adequately served by the fifteen proposed parking

spaces.

Granting the variation requested will not confer the applicant any special privilege
that is denied by this title to owners of other lands, structures, or buildings in the
same district.

These variations will have minimal impact on the surrounding uses and will bring the
Property into greater conformance with the City’s desired commercial expansion on Rand
Road. See City of Prospect Heights, Ill., Comp. Plan, p. 63. Granting the proposed
variations will not only allow the Applicant to contribute positively to the Rand Road
Commercial corridor but will also provide residential rental units to the community at
large.

No nonconforming use of neighboring lands, structures, or buildings in the same
district, and no permitted use of lands, structures, or buildings in other districts
shall be considered grounds for issuance of a variation.

None of the Applicant's support for the variation relief is dependent on any non-
conforming use of surrounding land/improvements.

The plan/zoning board of appeals shall further make a finding that the reasons set
forth in the application justify the granting of the variation, and that the variation is
the minimum variation that will make possible the reasonable use of the land,
building, or structure.

The Applicant respectfully requests that the City’s Planning and Zoning Board of
Appeals grant the requested variation relief. The requested variations will make possible
the reasonable use of land and redevelopment of the Property.

Sincerely,
ScHAIN, BANKS, KENNY & SCHWARTZ, LTD.

.

/ /; “ /L ?,\_/

Nicholas D. Standiford



Zoning Review

Date: September 15, 2025

Reviewer: Daniel A. Peterson, Director of Building & Development
Applicant: Jyotsna FEitkala, Reish LLC

Subject Property: 1025 N. Rand Rd.

Application: ZBA 25-10 MA, TA, SU, Variation and Preliminary Engineering

Map Amendment to rezone subject property from R1 Single Family to Bl
— Retail Business District
Text Amendment to add long-term rental mixed use as a permitted special
use in the B-1 Retail District
Special Use — Approve up to 4 residential long-term rental units on the
second floor
Variations —

1) Decrease the transitional side yard

2) Decrease the transitional rear yard

3) Reduce the required parking
Preliminary Plat and Preliminary Engineering

Project: Mixed-Use Redevelopment of 1025 N. Rand Road. Developer is Reish

LLC.

Documents Reviewed:

1. Cover letter from Nicholas D. Standiford, Shain, Banks, Kenny & Schwartz, LTD.
2. Project narrative prepared by Jyotsna Fitkala, Reish LLC
3. Applications prepared by Jyotsna Eitkala, Reish LLC
a. Map Amendment to rezone the parcel from R-1 to B-1
b. Text Amendment to add long term rental units as special use in the B-1 District
¢. Special Use to allow long term residential rental units
d. Variations: Transitional Yards;
e. Variation: Parking
4, Applicant’s responses to Standards for Zoning Relief dated August 15, 2025 —
Shain/Banks
5. Legal Description and Boundary Survey, Pyramid Land Surveyors, February 28, 2024
6. Existing Conditions survey prepared by RBD Associates, INC. October 29, 2024
7. Proposed Site Plan/Preliminary Engineering, prepared by RBD Associates, INC. August
14, 2025.
8. Architectural designs, prepared by Jeffery J. Heaney, April 9, 2025.
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Applicable Zoning Code Sections:

Map & Text Amendments: 5-10-10

Special Uses: 5-10-9 and 5-7-2 C
Variations: 5-10-8

o Transitional Yard 5-7-2 F5

e Parking 5-8-2B, 5-8-2C & 5-8-6A

Preliminary Engineering: Titles 6, 7, 8.

Property Size: + 20,852 sq. ft.
Current Zoning: R-1 Single Family

Proposed: B-1 Retail Business District

Current Use: R-1 — Vacant parcel

Proposed: Mixed-Use Commercial/Residential
Parking: Proposed: 23 Regular, 1 Accessible

Residential: 2 per unit, 8 provided - Complies
Commercial: 16 available.
Class 9 Use Proposed: 5 per 1,000 sq. ft. gross floor area

UnitA=1410sq. ft. =5x141=7.05= 8
UnitB=1,300sq. ft=5x1.30=6.5= 7
UnitC=1250sq.ft.=5x125=625= 7
Total 3,960 sq. ft. =5x3.96=19.8 22 Required 5-8-2B&C

e The parking lot is deficient by 6 spaces for Class 9 commercial use. Variation
Required.

e Proposed parking with variation would provide the applicant variety of uses from
Classes 7, 8 & 9. It would reduce higher volume traffic generating businesses listed
in Class 10.

Parking Lot Design & Maintenance:
e Landscape plan is required. 5-8-2F3(b) for parking lot screening.
e Parking Lot Lighting. Needs to be addressed by applicant. 5-82F8(a-d).
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Transitional Yard Variations:
1) Decrease the transitional side yard from 15 feet to 0 feet along the northwest property

line.
2) Decrease the transitional rear yard from 15 feet to 12.75 feet along the northeast

property line.

5-10-10: AMENDMENTS:

A. Authorization: The regulations imposed and districts created by this title may be amended by ordinance
from time to time in the manner provided by this title and the applicable Ilinois statutes. (Ord. 0-77-27, 7-
18-1977)

B. Initiation Of Map And Text Amendments: Text amendments may be proposed in writing by the city
council, the plan/zoning board of appeals, by any person having proprietary interest in the property in the
city, or by any interested citizen of the city.

Map amendments may be proposed by the owner of the property involved, by the city council, by the
plan/zoning board of appeals, or by other city officials.

Response: Reish LLC is the owner of the property. Copy of Trustees Deed is on file with the
application and may request the Map amendment.

C. Standards For Map And Text Amendments: No map or text amendments shall be recommended by the
plan/zoning board of appeals unless said board shall find: (Ord. 0-77-27, 7-18-1977; amd. Ord. 0-03-35, 9-
15-2003)

1. That the net impact of the proposed amendment, if granted, will be beneficial to the entire community and will
not be harmful to the local area in particular.

Response: Map and Text Amendment:

The proposed rezoning and creation of mixed-use of commercial and long-term
residential rentals as a special use in the B-1 District will expand options for commercial
tenants while creating additional residential housing options. The project will
contribute economic benefits to the community in the Rand Road Retail corridor.

2. That a need exists for the general type of use proposed and that the specific proposal will indeed satisfy it more
closely than the other possible uses.

Response: Refer to applicant’s responses to standards for Zoning relief pages 1 & 2. The mixed
used development will provide new commercial space while continuing the existing
residential use.
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3. That the use proposed is compatible with the current comprehensive land use plan of the city of Prospect
Heights, in effect on the date of the application.

Response: The proposed use is consistent with the Land Use Goals and Objectives in Section 1.2
and Section 3.1 Land Use Recommended Strategies of the City’s Comprehensive Plan.

Section 1.2: Land Use Goals and Objectives, pg. 17.

Objective #4: Identify parcels that can be assembled for development to encourage “right-
sized” development including: retail, mixed-use, office, multi-family or senior housing.

Section 3.1 Land Use: pg. 63

Business and Commercial Policy Statements

5. Create a mixed-use land use designation and supportive regulatory environment for a
more diverse development type.

Recommended Strategies

The underutilized parking lot and outdated buildings along Rand Road create an
opportunity to provide infill for vacant lots and improvement of existing properties.

4. That the proposed use is compatible and harmonious with uses in the surrounding general area. (Ord. 0-77-27,
7-18-1977)

Response: The variety of commercial and residential uses that border the property.

Northwest Boarder: Prospect Heights. R-1 Single-family.
2 Parcels. 1 SF Rental Unit, 1 SF Owner Occupied
West Boarder: Arlington Heights B-1 and R-3
Southeast: Arlington Heights R-6 — Condominiums
Southwest: Prospect Height B-1 Rebel Gas Station/Convenience Store

5. That the area described in the petition does not lie wholly or partly in the floodplain as defined by the Illinois
department of transportation, division of water resources, or, if it does lie wholly or partly within the
floodplain, that adequate provisions for storage, runoff control and floodwater retention, as appropriate, have
been made or can be made. (Ord. 0-89-25, 6-5-1989)

Response: The property is not in a FEMA regulated flood zone,

D. Notice Of Hearing: Public notice of such hearing shall be published at least once, not less than fifteen (15)
days nor more than thirty (30) days before such hearing, in a newspaper published within the city of
Prospect Heights. Such notice shall contain the date, time and place of the hearing, the street address or
common description of the property involved, legal description of the property involved, and a brief
description of the proposed amendment. The board may give such additional notice as it may, from time to
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time, by rule provide. Any party in interest may appear and be heard at the hearing in person, by agent, or
by attorney. (Ord. 0-77-27, 7-18-1977)

Response: Notification of the publication has met the requirements of the City ordinance.

E. Notice To Property Owners: The petitioner for a map amendment shall notify all property owners within
three hundred fifty feet (350"), excluding public land and rights of way, but in no event more than four
hundred fifty feet (450", in each direction of the petitioner's property lines, by certified mail or hand
delivery to said property owners, of the date, hour and location of the public hearing and the map
amendment requested. For notice to the owners of condominiums, cooperatives, or other types of common
interest communities (except common interest communities made up exclusively of detached single-family
homes) service upon the president or registered agent of the condominium association, cooperative, or
common interest community as reflected in the records of the Illinois secretary of state, with delivery via
first class U.S. mail to individual unit owners, shall be sufficient notice under this paragraph.

Such notice shall be in the same form as the published public notice and shall be mailed or delivered not
less than fifteen (15) and not more than thirty (30) days prior to the date of the public hearing. The owners
to be notified are such persons or entities which appear in the authentic tax records of Cook County. Proof
of notification shall be submitted by the petitioner to the plan/zoning board of appeals no later than the day
of the public hearing. (Ord. 0-16-12, 4-11-2016)

Response: Notice to property owners complied with the requirements of the City ordinance.

5-10-9: SPECIAL USES:

A. Authorization: The locations, construction, extension, or structural alteration of any use for which a
special use permit is required pursuant to the provisions of this title may be authorized by a permit issued
by the corporate authorities, subject to the standards set forth herein, and such conditions as may be
imposed pursuant to this chapter. Prior to such authorization, a public hearing shall be held and a
published notice shall be given, in the manner prescribed for amendments by this title.

B. Application For Special Use: Any person owning or having interest in the subject property may file an
application to use such land for one or more of the special uses provided for in this title in the zoning
district in which the land is situated.

Response: Reish LLC is the owner of the property.

C. Notice Of Hearing: The same procedure for notice of hearing as required for variations (subsection 5-
10-8D of this chapter) shall be followed for special use. (Ord. 0-77-27, 7-18-1977)

Response: Notice was published and has met the notice requirements.

D. Notice To Property Owners: The petitioner for a special use permit shall notify all property owners
within three hundred fifty feet (350"), excluding public land and rights of way, but in no event more than
four hundred fifty feet (450", in each direction of the petitioner's property lines, by certified mail or
individual notice executed by said property owners, of the date, hour and location of the public hearing



PZBA #25-10 Zoning Review
9/15/25

and the special use requested. Such notice shall be in the same form as the published public notice and
shall be mailed or delivered and executed not less than fifteen (15) and not more than thirty (30) days
prior to the date of the public hearing. The owners to be notified are such persons or entities which appear
in the authentic tax records of Cook County. Proof of notification shall be submitted by the petitioner to
the plan/zoning board of appeals no later than the day of the public hearing. (Ord. 0-06-35, 8-21-2006)

Response: Notice has been mailed to the property owners with three hundred fifty (350°) of the
subject property as required.

E. Standards: No special use shall be recommended by the plan/zoning board of appeals unless said board
shall find: (Ord. 0-77-27, 7-18-1977; amd. Ord. 0-03-35, 9-15-2003)

1. That the establishment, maintenance or operation of the special use will not be unreasonably
detrimental to or endanger the public health, safety, morals, comfort or general welfare.

Response: See Applicant’s Response to Standards for Zoning Relief. Section 5-7-2 C Special
Uses lists residence of the proprietor of a commercial use as a permitted special use.
There have been no issues with residential and commercial combined uses.

2. That the special use will not be injurious to the use and enjoyment of other property in the community
for the purposes already permitted, nor diminish and impair property values within the community.

Response: See applicant’s response. The property is situated with direct access to Rand Road
and the proposed use would be consistent with the surrounding properties and uses.

3. That the establishment of the special use will not impede the normal and orderly development and
improvement of surrounding property for uses permitted in the district.

Response: The special use is consistent with existing B-1 use on the adjacent property and will
not impede the orderly development of surrounding properties.

4. That adequate utilities, access roads, drainage and/or other necessary facilities have been or are being
provided.

Response: The site is served by sanitary sewer owned by the City of Prospect Heights. The
proposed site plan and preliminary engineering accounts for all the necessary utility
connections for gas, electric sanitary sewer and storm. Access to Rand Road will
require IDOT permit. See engineering and public works plan review responses
attached.

5. That adequate measures have been or will be taken to provide ingress or egress so designed to
minimize traffic congestion in the public streets. (Ord. 0-77-27, 7-18-1977)

Response: Applicant needs to provide testimony to address this issue in greater detail.
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6. That the special use shall, in all other respects, conform to the applicable regulations of the district in
which it is located, except as such regulations may in each instance be modified by the city council
pursuant to the recommendations of the plan/zoning board of appeals. (Ord. 0-77-27, 7-18-1977; amd.
Ord. 0-03-35, 9-15-2003)

Response: The applicant will be seeking relief through variations for required Transitional
Yards and Parking. See variations review.

7. That the area described in the petition does not lie wholly or partly in floodplain, as defined by the
flood control ordinances of the city; or, if it does lie wholly or partly within the floodplain, that adequate
provisions for storage, runoff control and floodwater retention, as appropriate, have been made.

Response: The property does lie within a floodplain. The flood plain will be incorporated into
the overall storm water management plan and meet all regulatory requirements.

5-10-8: VARIATIONS:

F. Standards For Variations: The plan/zoning board of appeals shall not recommend
variation of the regulations of this title unless it shall make findings of fact based upon the
evidence as presented that: (Ord. 0-77-27, 7-18-1977; amd. Ord. 0-03-35, 9-15-2003)

1. Special conditions and circumstances exist which are peculiar to the land, structure, or
building involved and which are not applicable to other lands, structures, or buildings in the
same district.

Response:  The applicant purchased the property with the goal of renovating the
existing structure. Due to the deteriorated conditions the City required
demolition. Applicant needs to provide testimony confirming special
conditions.

2. Literal interpretation of the provisions of this title would deprive the applicant of rights
commonly enjoyed by other properties in the same district under the terms of this fitle.

Response:  The literal interpretation of the code would limit redevelopment of the
property. Current application would be in line with the highest and best use
in conformance with the Comprehensive Plan.

3. The alleged hardship has not been directly created by any person presently, or a predecessor in
interest, having a proprietary interest in the premises.
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Response:  The conditions pre-existed prior to the owner purchasing the property.

4, The proposed variation will not be materially detrimental to the public welfare or injurious to
other property or improvements in the neighborhood.

Response:  See applicant’s response. The proposed development is surrounded by single-
family rental, single-family-owner occupied, multi-family condominium and
gas station. The variances will not be materially detrimental to the public
welfare or injurious to the other properties or improvements in the
neighborhood.

5. The proposed variation will not impair an adequate supply of light and air to adjacent
property, substantially increase congestion in the public streets, increase the danger of fire, or
endanger the public safety.

Response:  Refer to applicant’s response. Standard met.

6. The proposed variation will not alter the essential character of the locality.

Response:  The overall project will not alter the essential character of the locality.
Applicants shall provide testimony regarding exterior lighting for the
property. Specifically, if use of streetlights or building lights and that
exterior lighting complies with city requirements.

7. The proposed variation is in harmony with the spirit and intent of this title.

Response:  Standard met.

9. Granting the variation requested will not confer the applicant any special privilege that is
denied by this title to owners of other lands, structures, or buildings in the same district.

Response:  Standard will be met as each case is reviewed and granting of the variation is
not denying the right of others in the same district to seek the same variation.

9. No nonconforming use of neighboring lands, structures, or buildings in the same district, and
no permitted use of lands, structures, or buildings in other districts shall be considered grounds

for issuance of a variation. (Ord. 0-77-27, 7-18-1977)

Response:  Standard met.
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10. The plan/zoning board of appeals shall further make a finding that the reasons set forth in
the application justify the granting of the variation, and that the variation is the minimum
variation that will make possible the reasonable use of the land, building, or structure.
(Ord. 0-77-27, 7-18-1977; amd. Ord. 0-03-35, 9-15-2003)

The board may impose such conditions and restrictions upon the location, construction, design
and use of property benefited by a variation as may be necessary or appropriate to comply with
the foregoing standards and to protect adjacent property and property values.

PLAT AND ENGINEER PLAN APPROVALS:

The Plan/Zoning Board of Appeals members shall refer to Zoning Code Sections 6-3-2, 6-3-3
and 6-3-4 to review the application for approval of engineering and plat plans as submitted.

6-3-2: PRELIMINARY PLAT:

A. Procedure For Approval: The subdivider shall submit twelve (12) copies of the preliminary
plat and written application for approval to the city clerk. Accompanying the plats shall be the
preliminary plat filing fees referred to in subsection 6-7-4B of this title. The preliminary plat
shall be referred by the city council to the plan/zoning board and appropriate city staff officers
for review. The plan/zoning board, after its review and report from appropriate city staff
officials, shall negotiate with the subdivider on changes deemed necessary, shall recommend
approval, approval with conditions, or rejection of the plat to the city council. The council shall
refer the preliminary plat to the appropriate committees, and after committee review and
recommendation, approve, approve with conditions or reject the preliminary plat. The city clerk
shall then notify the subdivider in writing. Such tentative approval by the city council shall not
constitute acceptance of the subdivision. (Ord. 0-77-02, 2-7-1977; amd. Ord. 0-03-35, 9-15-
2003)

6-3-3: CONSTRUCTION IMPROVEMENT PLANS: ¢

A. Procedure For Approval:

1. Preliminary Plans: Simultaneous with filing the preliminary plat or as soon thereafter as
practicable, the subdivider shall submit to the City Clerk three (3) copies of the preliminary
subdivision improvement plans covering the area of the preliminary plat. Two (2) copies of the
preliminary plans shall be forwarded to the City Engineer for review. The City Engineer shall
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review the plans and submit a report on these plans to the Plan Commission as a part of the
preliminary plat review report. Upon approval of the preliminary plat, the subdivider shall be
notified in writing to proceed with the preparation of final construction plans.

2. Final Construction Plans And Specifications: After approval of the preliminary plats and
plans, the subdivider shall prepare final construction plans, specifications and cost estimates, and
submit four (4) copies to the City Clerk. Accompanying the submittal shall be subdivision
improvement filing fees referred to in Section 6-7-4C of this Title. Three (3) copies of the
submittal shall be transmitted to the City Engineer. The City Engineer shall review the final
construction plans for conformance with the preliminary plans and transmit a written report and
one copy of the submittal to the City Council with his recommendations. If a final plat is being
prepared covering only a portion of the approved preliminary plat, the final construction plans
need be prepared for only that portion being platted. However, the entire area must be taken into
account in designing the system.

Appearance Review:

The PZBA will be reviewing this project for Appearance Review. Please refer to the following
information when reviewing the project for approval.

4-14-9: APPEARANCE REVIEW CRITERIA:

B. Review Criteria: The provisions of the Zoning Ordinance in regard to bulk regulations and
standards, and those portions of all codes which directly affect appearance, shall be part of the
following review criteria:

1. Inappropriate, incompatible, bizarre, and exotic colors and designs shall be avoided.

2. Inappropriate materials and methods, and those which will produce inconsistency with the
building, shall be avoided.

3. The height and scale of each building shall be compatible with its site and adjoining buildings.
4. The architectural character of the building shall be in keeping with the topographical dictates
of the site.

5. Attractive landscape transition to adjoining properties shall be provided.

6. Landscape elements included in this criteria shall consist of all forms of planting and
vegetation, ground forms, rock groupings, water patterns, and all visible construction except
buildings and utility structures.

7. Screening of service yards, and other places which tend to be unsightly, shall be accomplished
by use of walls, fencing, planting, or a combination of these. Screening shall be equally effective
in summer and winter.

8. Exterior lighting, when used, shall enhance the building design and the adjoining landscape.
Lighting standards and fixtures shall be of a design and size compatible with the building and

10
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adjacent areas. Lighting shall be restrained in design, and excessive brightness and brilliant
colors avoided.

9. Wall signs shall be part of the architectural concept. Size, color, lettering, location, and
arrangement shall be harmonious with the building design, and shall be compatible with signs on
adjoining buildings. Signs shall have good proportions.

10. Mechanical equipment or other utility hardware on roof, ground, or building shall be
screened from public view with materials harmonious with the building, or they shall be located
so as not to be visible from any public ways.

11. Continued good appearance depends upon the extent and quality of maintenance. The choice
of materials and their use, together with the types of finishes and other protective measures must
be conducive to easy maintenance and upkeep.

The purpose of this criteria is to establish a checklist of those items which affect the physical
aspect of the City's environment. Pertinent to appearance is the design of the site, building and
structure, planting, lighting, signage and miscellaneous other objects which are observed by the
public.

This criteria is not intended to restrict imagination, innovation or variety, but rather to assist in
focusing on design principles which can result in creative solutions that will develop a
satisfactory visual appearance within the City. (Ord. 0-97-67, 11-17-1997, eff. 11-27-1997)

ADDITIONAL INFORMATION
Applicant shall address the following items.

1. Provide a color rendering of the building. Description of the exterior finishes, lighting
for doorways, and access points.

2. Garbage enclosure design should be included.

Landscape plan. Specifically, to address the area between the parking lot and Rand

Road. Section 5-8-2 F 3(b) requires screening in the buffer area and minimum tree

planting.

Signage plan. Provide signage plan for the commercial uses. Wall signs, monument?

Parking lot lighting. Is there going to parking light poles? Building lighting?

Are the mechanical systems for the property going to be roof top units?

Fire suppression will be required. Provide area for pump and tank equipment.

U2
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City of Prospect Heights

' pect Department of Engineering
8 North Elmhurst Road, Prospect Heights [llinois, 60070-6070

Office:847/398-6070 x 210-FAX: 847/590-1854

September 4, 2025

Mr. Dan Peterson

City of Prospect Heights

8 N. Elmhurst Road

Prospect Heights, Illinois 60070

Re: 1025 N. Rand Road
Mixed-Use Building
City Engineer Review

Dear Mr. Peterson:

The City recently received the following documents related to the proposed construction at the address
above:

e Preliminary Engineering Plan (1 Sheet) for Mixed-Use Building, prepared by RBD Associates,
Inc., dated August 14, 2025.

Based on our review revisions and additional information will be needed for final engineering approval.
We offer the following comments to the developer/design engineer:

1. The project will need to secure a permit from the Metropolitan Water Reclamation District for the
connection to the sanitary sewer as qualified sewer construction.

2. The project will need to secure an access permit from IDOT for the modified access and change
in use of the property. Additional design detail and supporting information will be required for
the proposed driveway culvert.

3. The preliminary plans show the proposed water service connecting to a monitoring well from a
gas station on the adjacent property. The applicant will need to secure a permit from the Cook
County Health Department to abandon the existing domestic well and construct a new well for

the property.

4, The proposed building should use the existing sanitary sewer service, located approximately 56’
northwest of sanitary manhole 1460 located just north of the property line.

5. Stormwater calculations will be required to demonstrate that the existing storm sewer size is
sufficient for the additional impervious areas proposed to drain to it. The calculations should also



demonstrate that the additional runoff will not result in downstream impacts, or that adequate
detention is provided to mitigate the increase.

6. A 15’ storm sewer easement should be provided for the proposed relocated storm sewer through
the property.

If you have any questions, please feel free to contact me.

Sincerely,
City of Prospect Heights

Daniel J. Strahan, P.E., CFM
City Engineer
dstrahan(@gha-engineers.com

cc: Andrew Hart, City of Prospect Heights



RE: 1025 N. Rand Road Zoning Application

< w Forward
Mark Roscoe ©® Rty © Reply - Forward | | B
To @ DanPeterscn; - Dan Strahan Thu 57472025 9.43 AM
&
Dan,
Dan,

My initial review-
1- Water Service Issue- Existing water well is currently in the “new driveway” right about where the new proposed Stormwater MH (sim681.10} is located. Actuatly
about 50 n/e of whare shown on print.
Existing well will need to be officially capped by a licensed plumber. New water well location will need to be determined.

2- This plan looks almost all impervious within property lines- Storm water detention requirements should be reviewead.
3- Rerouting of existing 15" storm water pipe by adding 3 new structures looks acceptable to PW.

Thank you,

Hllork X Rosone

Mark W. Roscoe
Director of Public Works
City of Prospect Heights
847-398-6070 x 264

mroscoe@prospect-heights.org

eIgbts

PUBUC WORKS FIRST RESPONDER
www.prospect-heights.il.us



EXHIBIT

% —
/ 6 70 W. Madison Street
SCHAIN||BANKS S
y Main (312) 345-5700

SCHAIN BANKS KENNY & SCHWARTZ LTD .
www.schainbanks.com

September 24, 2025

VIA EMAIL

City of Prospect Heights

Attn: Dan Peterson

8 North Elmhurst Road
Prospect Heights, IL 60070
dpeterson@prospect-heights.org

Re: Request for Continuance of Public Hearing (1025 N Rand Road)

Dear Mr. Peterson,

The undersigned firm represents Reish LLC as its land use attorneys. My client’s consultants
have prepared an updated site plan and updated architectural plans in response to staff’s
comments. My client is also in the process of obtaining an updated rendering to match the plans.
In order to allow staff sufficient time to review these plans and renderings, my client respectfully
requests that this matter be continued to the next regularly scheduled Planning & Zoning Board
of Appeals meeting on Wednesday, October 22, 2025.

Thank you for your consideration of this request, and we look forward to presenting our project
at the public hearing on October 22

Sincerely,

SCHAIN, BANKS, KENNY & SCHWARTZ, LTD.

74 / HZ"{,%J

Nicholas D. Standiford
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