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INTRODUCTION
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assistance for transiriented planning and implementation initiatives with local partners

throughout the sixcounty servicarea. The goal is to foster the growth of sustainable,

equitable, walkable, and transitiendly communities around transit assets by encouraging
transit-supportive land uses and infrastructure. The program aids local economic development

by increasing eqtable access to employment centers and amenities to serve the constantly

evolving needs of our diverse population

The Community Planning program continues to be an important tool in the region for
implementing transHoriented development (TOD). Throumlt the 24-year history of the

program, the RTA has collaborated 2226 projects and invested over28 million in federal,

local, and RTA funds. Collaborating partners include the RTA Service Boards (CTA, Metra, and
Pace), all six countyovernments within the service area, several councils of mayors, and over
175 local governments.

Through its support for transiriented planning throughout the region, the Community
Planning program builds on the strength of our transit network to preanmore sustainable
and livable communities that deliver value on our transit investments for both local partners

and the Service Boards

DEVELOPER DISCUSSION PANELS

One important element of the Community Planning progris the focus on projects and

activities that implement completed planning studies, including Developer Discussion Panels.
The RTA partners with the Urban Land Institute (ULI) Chicago, a professional organization of
real estate and land use experts, tonmect local governments with development professionals

in order to facilitate practical discussions on the market potential of opportunity sites. These
half-day events are intended for those municipalities that have completed a TOD or similar plan
but nead additional assistance in drawing trarsupportive projects within their study areas.

The panelsnvolve local government staff engaging with development experts to discuss
potential strategies to effectively revitalize key parcels of land. Tonen ofCicero(the Town)
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wasselectedto participate in a panel after applying to the Community Planning program in
2021.

The panel was held oru&sday July 192022, at the CiceroTownHall. Following a presentation
by Townstaff regarding recent planning and development activities, panel attendees took part
in a site visit to the opportunity site that thEownhad identified for potential redevelopment.
The following people were in attendance:

Townof Cicero

JoseAlvarez¢ Grants Administrator

Craig Pesek Town Projects Manager

Tom Tomschin, MPA Executive DirectoiHousing Department

Robert White¢ Project Manager

Urban Land InstituteChicagqULI) and the Regional Transportation Authority (RTA)
Chad Broderick Managing Brtner; LCI Development Partners

Terri Haymaker Program ManagetULIChicago

Robert Morris¢ Senior PlannerRTA

Janet Protag; Senior Vice PresidegtMulti-Family; Conor Commercial Real Estate

Paul B. Robertso Senior rector, Real Estate Developmem@pus Development Company,
LLC

Jacques SandbeigVice President, Affordable HousjiRelated Midwest
Alex Waltz¢ Senior Planner; RTA
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Developer Discussion Panel at the Cicero Town Hall, July 19, 2022

BACKGROUND

Demographicsand Housing Characteristics

The Town of Cicero is located in Cook County and has a population of 85,268 péeplewn

has grown slightly since the 2010 Census; the number of Town residents increased 1.6%
between 2010 and 2020. With regard to race and ethnicity, Cicero has a large Latino population
with nearly 90% of Cicero residents identifying as Hispanic or Lawnwmstaff noted that

many of the households in Cicero are mgiinerational and that Census population figures are
likely lower than the actual population of the Town

The largest age cohorts in the Town are agé® $25.8% of residents) and ages3D(241% of

residents), suggesting that a large share of residents are younger families with-ageool
children.Roughly 95% of Cicero residents in the labor force are emploffed ¢ 2 gy Qa f | NB |
income cohort is $25,000$49,999 (31.7% of residents) and 16f4 own residents have an
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and housing units are split roughly equally between owoerupied and rentepccupied. Just

over 81% of all housing units are either single faxddyached homes (37.9%), 2 units (31.5%),

or 3 to 4 units (16.7%). This suggests that Cicero hagesapply of postvar single family and
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duplex unitswith limited diversity of housing types, particularly with regard to attached single
family townhomes and lowio-mid-riseapartment buildings with 5 or more units.

Transit Service

Cicero has unique access to transit in the Chicago region with CTA rail, CTA bus, Metra commuter
rail, and Pace bus each providing service to residents and vis@arsro is served by the
following CTA, Pace, and Metra lines/routes:

Agency/Line Stations/Routes
Metra BNSF Line @ Cicero
CTA Pink Line CiceraDouglas
54"/Cermak
CTA Bus 12 (Roosevelt)
18 (18"/16™M)
21 (Cermak)
35 (35"
54B (South Cicero)
54 (Cicero)
60 (Blue Island/26)
91 (Austin)
Pace Bus 302 (Ogderg Stanley)
305 (EasRoosevelt Road)
314 (Ridgeland Avenue)
315 (Austin Boulevard)
316 (Laramie Avenue)
322 (Cermak Roagl22" Street)
392 (Green Line Cicero CgHAPS Hodgkins Limited)

¢CKS /AOSNR aSiNI} adldAazy Aa f2O0lbéetdden I f 2y 3 aSi
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2002, weekday ridership at the Cicero station has been declining from a high-80280

boardings and alightings, respectively, to close to 140 and 18@mgs and alightings in 2018

(the last year in which Metra ridership data was collected at the station leAdghough Metra

lacks ridership data for the Cicero station for 2022, ridership on the BNSF lioeerallhas

declined over tistime period,falling to 107,139 riders on average in March 2021 (compared to
1,258,543 riders in March 2019). In 2022, however, ridership has increased and the BNSF line
averaged 354,940 riders in March 2022.

The subject site is served by CTA bus routes 3% (38(Cicero), and 60 (Blue Island/?6
which use the terminal/turnaround located at the intersection of Cicero Avenue and'W 24
Place. The table below shows average ridership for March on each of the CTA routes that
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service the Cicero Avenue/W 2#lace tunaround. Ridership on these routes has been
declining consistently since 2012.

Route 2021 2020 2019 2018 2017 2016 2015 2014 2013 2012
35 (35th) 1,648| 3,015| 4,667 4,848| 5268 5,630| 5,622| 5,625| 5,438| 5,454
54 (Cicero) 4,936| 7,290] 9,606| 9,945| 10,364| 11,267| 11,412| 11,451| 11,649| 13,440
60 (Blue Island/26th) 3,687| 6,868| 11,191| 10,813| 10,603| 10,588| 11,171| 10,745| 12,038| 12,108

Ridership on CTA bus routes that access the Cicero Avenue/W 24th Place turnaround near the Cicero Metra station

Planning& Development Projects

Since 2014, the Town has comeld a variety of planning efforts that seek to enable more

mixeddzda S RS @St 2LIYSYyd IyR NBaARSYylAlf AyFAff RSO
stations. The plans adopted since 2014 incltideCicero Connections Transit Area

Implementation Plan (2014)nd theCicero Comprehensive Plan (2017)

The Cicero Connectionts)f 'y F20dzaSR 2y GKS a ¢ hearyha GTA addNB | & €
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community and build a critical mass of energy and activitypto surrounding businesses and
encourage future mixedzi S NB RS @GSt 2LIYSy i Ay GKS ¢NIyaiAd ! N
recommendations for redevelopment and reuse of 15.4 acres of land near the Metra station,

which encompassed the former Town Halésithe Town is still actively pursuing

redevelopment of these sites.
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Oriented Development that were incorporated into the Cicero Connections plan. The
ComprehensivelBn included site development concepts for the former Town Hall site and the

Metra station area that were first developed during the Cicero Connections planning process.

The Comprehensive Plan, however, also proposed an alternative development condép for

area that removed any residential uses and instead proposed only a mix of commercial and

industrial land uses.

Building on recent comprehensive and transportation planning efforts, the Town began working

on transitsupportive changes to itsoning code in 202K upported by funding through the

we! Qa /2YYdzyAle tf | yyhadifylg thdBnimdldode Buchithast alig@sg y A a
with the Cicero Connections plan and the Comprehensive Plan. The new code is a Unified
Development Code (UDQGvhich combines zoning, subdivision, design guidelines, and other

land use development regulations into a single regulatory framework, thereby making it easier

for developers, the public, and public entities to understand the requirements. The code

updates incorporate forrbased elements and seek to unify and streamline the process for

permitting and approving development projects by eliminating outdated policies and removing


https://rtams.org/cicero-connections-initiative-0
https://rtams.org/cicero-connections-initiative-0
https://thetownofcicero.com/comprehensive-plan/
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inconsistencies. In addition, the updates are focused on increasing densiynimercial
neighborhoods, enacting sustainable development principles, and reduchstreét parking
requirements for new developmentét the time of writing this report, the Town is the
process of adopting the updated code.

STUDY AREA

The studyareafor the panel discussiois a collection of parcels totaling roughly 13 acreann
arealocated near the Cicero Metra BNSF line statemdepicted in the image belowhe

subject site includes the former Cicero Town Hall and Public Works buiddidgsontains
parcelsthat are currently zoned R (Residentiat Commercial), @ (Central Commercial), and
M-1 (Wholesale and Warehousé@he proposed UDC includes some changes to the zoning of
these parcels but in general, the new zoning districts aftmwnuch of the same type of
development as the current code. One notable change, however, is that some parcels in the
study area currently zoned il are proposed to be zoned as Institutional/Open Spate.

Town owns approximately 6.5 acres of propertyhis collection of parcels. The group of
parcels bounded by Cicero Ave"2St, 49' Ave, and 28 Pl are owned either by individuals or
the State of lllinois; the lots with existing homes are owned by individaatsthe State of
lllinois owns the vaa# parcels of green space

Transit Oriented Mlxed -use Development

The main parcel, including the former Town Hall & Publics Works Area 1 ] E
idi is di i Approximately 3.5 acres @E s

buildings, salt dome, & canopy is directly across from the Cicero

Avenue Metra Station. It includes approximately 3.5 acres of Includes former Town facilities as H H L JH I | ’ || | |
developable land over 16 individual PINs and a vacated alleyway. detailed on the previous page to Are
i, be razed. l:l:|:[ | I HH
iif “IB‘ !gmnﬂ S i
e % = Area 2 25th PL.
. & Approximately 1.25 acres '
These 2 parcels & former o Area 2 Metr
alleyway are currently a paved _/_/-/4_\
parking facility.
The main development will be focused on area 1
Area 3 with areas 2 & 3 as additional development
Approximately 1.2 acres parcels and areas 4 & 5 for auxillary uses or

Th 2 I I small site developments. A State owned parcel
ese pa_roe S are currently a of land is also pictured as possible green space.
paved parking facility.

e o Area 4 Area s
All parcels are located within a Tax Increment Approximately .25 acres Approximately .25 acres

Financing (TIF) District and the Cicero Enterprise Zone. Razed grass lots. Razed grass lots.

Graphic from a mixedse development brochure created by Town staff depicting the subject site
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The Cicero Connections plan proposed that this site would have a combination oftbrge

townhome units and a-8-story mixeduse building with ground floor retail and mufeimily
NEBaAaARSY(GALf dzyAdao LYy (GKS ¢26yQa / 2YLINBKSYaAgd
not include any residential use. Instead, the Comprehensive Plan proposed adaptive reuse of

the former Town Hall building and preservation of the existing commercial buildings directly

adjacent to the former Town Hall building. The Comprehensive Plan also proposegtotwo

commercial infill building and a new3story commercial/industrial biding. The map below

shows the location and context of the study area in Cicero.

Legend

® CTAPink Line Stations
A Cicero Metra Station
CTA Bus Routes

Pace Bus Routes
CTA Pink Line
Metra BNSF Line

Study Area - Parcel Ownership

Private Individuals A

State of lllinois

Town of Cicero

Esni,

comnj

0 0.1 0.2 0.3 0.4

O e s Miles

Map of Study Area. Source: RTA Staff



CiceroDeveloper Panel RepdrtSeptember2022

RECOMMENDATIONS

Town staff had expressed interest in gauging the potential to develop the subject site as a high
density mixeduse trarsit-oriented developmenthat would appeal to working professionals.

The panelists reached consenst®wever that the type and scale of development sought by

the Townin the study area would likely not materializethe near futureat this location.
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limit its appeal as a mixedse site that includes high density residential uaisl that thesite

is removed from existing activity areas (such as Laramie Avenue) that attract residential
investment Thesite should bean ernoyable,walkabledistancefrom grocery stores,
restaurantsyetail, andother commercial anéntertainmentdestinationsfor it to be

successfully developddr workingprofessionalsas the Town desireddlthough the subject

site is roughly ¥ milgom the closest grocery sto@nd other commercial used KS a A G SQa
residential potential is degraded by the presencéigftraffic volumes andtrucksaccessing

the nearby BNSHtermodal Station via 26Street.Despiteli K S dasdioSafivato the

Cicero Metra stationthe panelists opined thahe challengingedestrian accesga a tunnel

under the rail linevoulddecreasdl K S & dzo 2 S O (i praspettber@siddntddisiéat, t  § 2
the panelists saw opportunitieer new residentialevelopment as envisioned by the Town
located closer to the CTA Pink Lared within the Laramie corridorh€ Pink Line offers
connections tdocal destinations and nearbgb centers, such as the lllinois Medical District,

that arenot served by Metrawhilethe Laramie corridor has existingedestrianscale

commercial buildingghich wouldbe more likelyto attract residentiainvestment compared to

the subject site.

The developer panel discussion generated a variety of recommendations that can generally be
organizednto two groups:(1) build on the strengths of the community by targeting new
residential development near existimgmmercialactivity areasand (2) incentivizefuture
development on the subject site by making investments inggmiggparation activities

ity
.\ N
Left imageDeveloper Discussion Papatticipantsduring site visit to Study Areajuly 19, 2022

Right image: Developer Discussion Paaeiicipants at intersection of Laramie Ave and"Zgreet, lookingvest

8
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Build on the Strengths of the Community

Instead of aiming to attract a larggcale mixeelise development at the subject sitde

LI yStAaiaQ LINAYIFNE NBO2YYSYRFGAZ2Y 41 & F2NJ 0KS
residentialdevelopment on smaller, sttared sites throughout the Town that are closer to

existing activity centers. By actively promoting the development potential of currently vacant
Townowned lotsthat could support townhome or apartment units, the Town could thereby

encourage organic regential growthlocated near existing commercial areas such as Laramie

Ave and the CTA Pink Line corridor.

The panelists believed that a smaller scale approach to attracting new housing for working
professionalsn other, infill locations around the Towmay be more successful than soliciting
bids to produce a large mixagse development, especially becausajor developers would
not likely be interested in developing the subject site for residential use considering its location
and lack of safe pedestriatcess to the Metra statiorsuccessful infill development will then
later attract the larger scale developments as envisiofidek panelists also noted, however,
that large developers would pass owportunities to develop smaller siteShe panelists
therefore recommended that the Town approasimaller, local developelbout the
development opportunity at such siteBecauséocal developergenerally havdéower

overhead coststhe panelists opined that such firmasuld have greater interest in developing
these lotsthan large firms which typically must construct larger buildifmggrojects to be
financially feasible.

Furthemore, the panelists stated that the Town should aim to build on the transit access

provided by the CTA Pink Line as a means of generating new investment in housing. Because

the Pink Line offers connections to

major job centers (such as the lllinois

Medicd S5A&0NAROGUV GKIF G F N
by Metra, the panelists believed that

sites locatectloser to the Pink Line

would be viewed more favorably by

prospective developers anah turn,

2157 STREET

=
u residents.The map on the following
P
5 _.?., . page shows vacant parcels that the
8 = . .
5 iy ¢ Towncould target for residential
i development.
W km:;n_n;s;m; T 3 (" 100 (T)
PINK LINE STATION A NORTH
s 1}
o NEW COMMERCIAL BUILDING (1 STY) e NEW COMMERCIAL BUILDING (1 STY)
3.000 square foot building 6.750 square foot building
12 landscaped parking spaces (4/1,000 sq. ft) - 26 landscaped parking spaces (4/1,000 sq. ft)
e NEW COMMERCIAL BUILDING (1 STY) o NEW COMMERCIAL BUILDING (1 STY)
3,000 square foot buildin 6.750 square foot buildiny . . . g .
12 landacaped parking spaces (41,000 33, ) - 28 landscaped parking spaces (411,000 30, 1) Conceptua| Rendenng of Redeve|opmen‘[ Sites identified in

Cicero Connections Plan (2014)
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Map showing Study Area and vacant parcels based on CMAP Land Use Inventory (2015). Source: RTA, CMAP
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