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Forward

412 S. Peoria, Suite 115
Chicago, IL 60607
May 5, 2014
Over the course of the last 16 weeks, I have had the distinct pleasure of working with a very talented
group of master’s degree candidates in Urban Planning and Policy. These student city planners
developed this business corridor revitalization plan for the Village of Midlothian. The plan that follows
is the product of a graduate planning studio at the University of Illinois at Chicago. During this past
semester, the students have been studying principles, tools and examples of business corridor
revitalization and applying their studies to the specific issues facing the Village of Midlothian.
The ideas, strategies and contents contained in this plan are entirely the work of the student authors.
The students undertook a detailed study of conditions in the corridor, identified the most critical issues
involved in revitalization efforts and developed detailed, implementable strategies to promote better
economic performance in the corridors.
The students met with Village officials in February for a tour of Midlothian and a discussion of the
history and vision for the community. In March, Village leaders attended a workshop at UIC to review
the students’ analysis of critical issues facing the business corridors. In April, Village officials reviewed
and commented on the students’ draft revitalization strategies. The following revitalization plan reflects
the students’ research, analysis and the feedback gathered through the planning process.
On behalf of the students and the UIC Department of Urban Planning and Policy, I would like to thank
the officials and staff of the Village of Midlothian for providing the time, information and support
needed for a strong course, in particular Mayor Sharon Rybak and Trustee Karen Kreis who had the
vision and made the partnership between UIC and Midlothian possible. Thanks also to Trustee Don
Killelea, Ray Woodworth, Bill Callaghan, and Evelyn Gleason for their time and contributions to the
process. I would also like to thank Lakeshia Wright and South Suburban Mayors and Managers
Association for facilitating this opportunity and participating in the planning process.
This course was the 11th in a series of classes that assisted Chicago-area communities with commercial
corridor revitalization planning. As a part of UIC’s mission, studio courses are offered to Villages and
neighborhoods to address pressing local planning needs. For more about the College of Urban Planning
and Policy, please visit http://www.uic.edu/cuppa/
Sincerely,

T. Abraham Lentner
Adjunct Instructor
UIC Department of Urban Planning and Policy
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Executive Summary

Executive Summary
This plan seeks to provide a cohesive vision and pragmatic recommendations to the Village of Midlothian for the revitalization
of the Cicero commercial corridor. This corridor, which served as the primary source of economic activity for the village,
has experienced a down turn including the closure of large car dealerships, reduction in retail sales and large amounts of
commercial vacancy.
Once revitalized, the Cicero Avenue and 147th Street corridors will enhance the economic vitality of the Village of Midlothian
and better serve local residents by becoming a more attractive and accessible place for convenience shopping. The corridors will
welcome motorists and pedestrians and become a center of commerce for the community and adjacent villages.
Our planning process began with an exhaustive analysis of existing conditions of the form and economic function of the corridor.
This enabled the development of a set of critical issues that were presented to village staff to garner feedback and ensure that all
issues had been addressed. This feedback was combined with further analysis of the business mix, rent and vacancy data, the form
and design of the corridor, and the redevelopment opportunities that exist. Based on these findings, our team constructed a vision
and corresponding recommendations for the village to pursue:
• A carefully planned redevelopment of the large vacant parcels at the corner of Cicero Avenue and 147th Street, that
maintains a competetive and attractive suburban form that will enhance the corridor as a whole.
• Additional measures to improve the form and design of existing shopping centers including improved signage and
parking lot design standards.
• Sidewalk enhancements that improve safety and walkability along 147th and throughout the surrounding neighborhoods.
• Lastly the new development and existing vacancies will be strategically filled with convenience based retail goods and
services that allow residents to meet all daily and weekly shopping needs in one trip.
This plan concludes with suggested implementation tools and potential impacts of successful redevelopment. We would like to
thank the Midlothian community for all of their help in creating this document.
Thank you,
The Cicero and 147th Team
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COMMUNITY PROFILE

Community Profile
Location

History

The Village of Midlothian is located in southern Cook
County, Illinois, approximately 18 miles south of the Chicago
Loop. The village is bordered by Crestwood and Robbins to
the north, Posen to the east, Markham to the south, and Oak
Forest to the west. Topographically, the village is situated
on the plain created by prehistoric Lake Chicago with the
southwest corner of the community traversed by the Tinley
Moraine, giving the village some gentle, rolling hills.

The area surrounding Midlothian was first settled in the 1830s
by farmers moving to the area from New England. These
earlier pioneers were quickly followed by waves of Irish and
German immigrants in the 1840s and 1850s. The original
name of Midlothian was Rexford Crossing, and the village
was a milk stop along the Rock Island Railway.

Lake Michigan

Chicago

It wasn’t until 1898 that Midlothian began to really grow as a
community. It was in that year that George Thorne, President
of Montgomery Ward and Company, founded the Midlothian
Country Club. The country club was named after a county in
Scotland connected to the origins of the game of golf. The
Midlothian Country Club was the first golf club south of the
City of Chicago and it quickly attracted Chicago elites to its
bucolic setting. From the 1900s through the 1930s a small
community developed around the train station that served the
country club. The village was incorporated in 1927.
In the decades following the Great Depression and World
War II, the Village of Midlothian saw a massive boom in
housing, especially single family homes. From 1950 to 1979
more than 3,600 housing units were constructed in the
village, accounting for nearly two thirds of the current local
housing supply. Housing construction dropped drastically in
1980 and never recovered to earlier levels. Since 2000 only
235 housing units have been constructed.

Midlothian

Location of Midlothian in Cook County, Illinois
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Fox hunt at the Midlothian Country Club, 1904
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According to U.S. Census Bureau data, the Village of Midlothian
had a population 14,896 in 2012. The racial mix of the community
is 77% white, 9% black, 2% Asian, 6% mixed race, and 6% other.
Educational attainment in the village is mixed, with a higher than
average number of residents who have completed high school
or have an Associate’s Degree, but a lower than average number
of residents who have completed a Bachelor’s Degree or higher.
While there is a lack of residents with Bachelor’s Degrees, there is
still a high proportion of residents with an Associate’s Degree or
some college experience.
Despite weaker than average educational attainment numbers, the
community fares well when compared to Cook County and the
United States in Median Household Income. In 2012 the Median
Household Income in Midlothian was $60,829, while Cook
County was at $54,648, and the United States was at $53,046.
The community retains a sizeable middle class population with
adequate purchasing power to support renewed retail vitality along
Cicero Avenue.
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Housing Characteristics
The Village of Midlothian is characterized by its large amount of
single family detached homes, that make up more than 70% of the
total housing stock. The remainder of the housing stock is made up
of low to moderate density multi-family complexes, with most of
these complexes made up of a buildings with five to nine units. The
village’s home-ownership rate stood at 74% in 2012, with the rental
rate at 26%. This home ownership rate outpaces Cook County as a
whole, which has a rate of 59% owners and 41% renters.
An area of concern for Midlothian is the proportion of income spent
by residents on housing. In general, residents should spend no more
than 30% of their income on housing, but in Midlothian 41% of
home-owners and 49% of renters are spending in excess of 30% on
their housing. This reduces the amount of disposable income for
local residents and harms economic vitality.

$0
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Median Household Income, 2012 / Source: U.S. Census
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PHYSICAL CONDITIONS

Physical Conditions
In order to identify the issues that are preventing Midlothian
from prospering economically, we performed a spatial analysis
that highlights some of the most critical areas in need of
attention. Looking at a large scale, the area is defined by shopping
centers, residential neighborhoods, dining opportunities, and

arterial roads. Each of these elements are discussed briefly
along with the ways that they contribute to the larger issues of
the area. Additionally, we analyzed several important areas that
are ideal for redevelopment and reinvestment strategies.

Midlothian, IL

Midlothian, IL
Figure
Ground and Figure
Midlothian,
IL Bl

Cicero Ave.

Figure
Ground and Figu
Figure Ground and Figure Block
Diagram

147th St.

NORTH

NORTH
Map of Blocks and Structures in Midlothian near Cicero and 147th
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PHYSICAL CONDITIONS

Residential Conditions
The residential areas around Cicero Avenue and
147th Street vary in terms of form and function. To
the east, single-family homes are closely spaced along
a uniform street grid, making it easier for residents to
make connections to a diverse range of commercial
and recreational activities in the area.
To the west of Cicero, homes are built in a much
more “suburban” setting, with cul-de-sacs, larger
lots, and more space between adjacent homes. The
curvilinear street pattern in this area limits the
amount of connections that can be made to the larger
area, because there are only a couple access points to
arterial roads for each neighborhood.
Finally, there is a concentration of multifamily
units to the south of 147th. These units are in an
ideal location because of their proximity to nearby
shopping opportunities.

Pedestrian Destinations in a 1/4 Mile Radius

Commercial Conditions
There is a concentration of commercial activity
taking place along Cicero and 147th, much of which
is located in Tiffany Plaza and Mid-Oak Plaza.
These shopping centers feature important businesses
to Midlothian’s economy, but the visibility that
those businesses have from the street is somewhat
lacking due to ineffective signage and deep setbacks.
These centers also have a significant concentration
of vacant space, which makes the centers feel
incomplete and fractured.
On a larger scale, businesses in the area don’t share
physical connections that encourage cross-shopping
opportunities. Cicero and 147th have relatively
large block structures with infrequent crossing
opportunities for both pedestrians and vehicles,
making it difficult to establish relationships between
adjacent businesses. Ideally, shoppers want to feel
that they can easily get from one business to the next
so they can efficiently combine shopping trips. Even
slight inconveniences can be the difference between
people shopping in Midlothian, or going to the next
village over.

View of Businesses in Tiffany Plaza from 147th Street

Cicero Corridor Commercial Revitalization Plan
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PHYSICAL CONDITIONS

147th Street
147th Street has a right-of-way of 56’,
with 11’ lanes and sidewalks ranging
from 5’ to 6’. This street is Midlothian’s
main connection to Cicero Avenue,
which connects residents to the larger
region, so there is a relatively consistent
flow of moving traffic throughout the
day. The primary issue with the design
of this street is the close proximity
between pedestrians and traffic.
Currently, there is no buffer between
the sidewalk and the road, which makes
walking feel hazardous for pedestrians,
especially as you near Cicero Avenue,
where lanes are wider and traffic is
moving at even faster speeds.

SW
6’

WB Lane
11’

WB Lane
11’

EB Lane
11’

EB Lane
11’

SW
6’

Street Section - 147th Street

Cicero Avenue
Cicero Avenue has a right-of-way of 98’, with 12’ lanes,
an 18’ center lane, and 16’ sidewalks. Typical conditions
were somewhat difficult to establish for this street because
sidewalks terminate frequently and streetlights are placed
at varying depths along the sidewalk. The large dimensions
of this street are to be expected from a heavily traveled state
route, but this poses some unique challenges for pedestrians.

Sidewalk
16’

SB Lane
12’

SB Lane
12’

Center Lane
18’

Street Section - Cicero Avenue
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Crossings are infrequent, crossing distances are long, there is
a lack of enclosure along the street, and there are no barriers
to give pedestrians protection from traffic. These issues make
walking along Cicero intimidating and unrealistic. It is clear
that individuals are using cars to get around the area, but it is
important to consider the needs of those who cannot drive,
especially in a recovering shopping district.

Cicero Corridor Commercial Revitalization Plan
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PHYSICAL CONDITIONS

Areas of Opportunity

147th St.

There are several areas of opportunity in western Midlothian that will be important to consider going forward, including the vacant
lot on Cicero Avenue and the Midlothian Public Library. The spatial constraints of each location are briefly discussed below.

N

Cicero Ave

Cicero Avenue Vacant Lot Site Boundaries

Vacant Lot on Cicero Avenue
The large vacant parcel on the northwest corner of Cicero
and 147th presents a unique opportunity for Midlothian. Its
location is very desirable due to the amount of traffic along
Cicero and its size will accommodate a large amount of
investment. Currently, there are only two structures on the site
which are both former auto dealerships. There are several access
points to the site along Cicero for southbound traffic, and two

access points on 147th and 145th for westbound traffic. The
site’s adjacency to other shopping centers is a major asset. On
the east side of Cicero there are several auto-related businesses
and a commercial strip, and to the south there is Mid-Oak
Plaza. The surrounding activity and the physical characteristics
of the site make it an ideal candidate for a grocery anchored
convenient shopping center.

Midlothian Public Library
Currently, the Midlothian Public Library has a disconnected
relationship with 147th and the Cicero corridor as a whole.
The building does not have a door facing the right-of-way, and
the only access to the building is in the rear via the parking lot.
The building’s form lacks a strong landmark quality and isn’t
prominent enough to make it imageable or attention-grabbing.

By making the Midlothian Public Library more prominent,
we can make the corridor more memorable and complete.
Its proximity to residential density and commercial activity
provides a major opportunity for strengthening connections
with the surrounding neighborhood and creating a definitive
center for the 147th corridor.
Cicero Corridor Commercial Revitalization Plan
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ECONOMIC CONDITIONS

Economic Conditions
Introduction and Methodology
A comparison of Midlothian, IL to an index of peers and
competitors provides an indication of how Midlothian’s retail
sales are performing in relationship to other surrounding
comparable markets. The municipal tax represents 1% of all
retail sales per jurisdiction providing a common indicator
for comparison between municipalities and over time. The
retail sales tax information was compiled from the Standard
Industrial Classification (SIC) Code Reporting from the Illinois
Department of Revenue (IDR) from 2007-2012. The percent
change in retail sales from year to year is used to compare how

much the sales tax base has grown or declined. An index of peer
communities includes communities who are outside Midlothian’s
trade area, approximately a 10 minute drive, while competitors
are within the trade area and may draw from the same customer
base as Midlothian. All peers and competitors have comparable
population, business mix and median household income to that
of Midlothian. Orland Park, Blue Island and Crestwood were
selected as competitors given their adjacency to Midlothian.
Glenwood, Palos Hills and South Holland were selected as peers
due to their economic similarities with Midlothian.
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Percent Change in Retail Sales by Year, 2007-2012 / Source: Illinois Department of Revenue
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ECONOMIC CONDITIONS

Retail Sales Trends: Peers and Competitors
The graph on page 9 shows the percent change in retail sales
for Midlothian, its peers, and its competitors. It is clear
from this graph that Midlothian was greatly affected by the
recession due to its economy being heavily reliant on autorelated sales and services. In 2007, Midlothian performed
above the average of its peers, mainly driven by the village’s
Municipal Taxes generated by automotive sales and services,
as well as filling stations. However, in 2008 and 2009,
they experienced a 14% and 40% reduction in retail sales
respectively, likely resulting from the closure of multiple large
car dealerships that had acted as significant sources of sales
tax revenue, during this period of time. While all groups saw
declines from 2008-09, Midlothian’s decline was double that
of both the peer and competitor averages.
Although the village has not been able to completely recover
from the loss of sale tax revenue from the failing automobile

Other
13%
Other,
13

industry, Midlothian’s retail sales improved at a faster rate
than its peers and competitors in 2011 and 2012. Midlothian
will likely continue to fill a role of being a hub for autooriented businesses in the future, but diversification will
ensure that they are not as negatively impacted during hard
economic times.
Moving forward, Midlothian should look to improve its
performance as a “convenience” corridor that can meet the
daily and weekly needs of residents with businesses such as
grocery stores, banks, dry cleaners, etc. This is not only an
appropriate role for the corridor to play, but a role that it
could excel at, given the lack of convenience-oriented goods
and services currently available to Midlothian residents. If a
large grocery store could be attracted to the Cicero corridor
it could have a cascading effect of drawing in complementary
businesses to locate next to it.

Food Stores
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4.7 & Personal
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Health & Personal,
5%
5.6

Home Goods &

Hardware,
Home
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& Hardware
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20.9
Professional
& Financial
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Automotive, 12.6
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Full Service
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Cafes & Take Out
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Midlothian Business Mix / Source: Values derived from physical inventory by authors
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ECONOMIC CONDITIONS

Many Midlothian shopping centers are plagued with high vacancy rates where landlords are unable to attract stable tenants or invest in improvements to the shopping center.

Vacancy Rates
Midlothian:

10.4%

Chicago Region:

9.0%

Southwest Suburbs:

5.3%

Vacancy rate comparison

Of the 1.2 million square feet of retail space within Midlothian, roughly ten percent is currently vacant. This vacancy rate
is comparable to the Chicago Region as a whole, and appears to be performing remarkably well considering their troubled
economic past. That said, the Village is drastically underperforming when compared to its nearby neighbors in the Southwest
Suburbs where average vacancy rates are roughly half that of Midlothian. Redevelopment may be more difficult if nearby markets
appear to be healthier and more attractive to developers and retail chains.

Asking Rents
Midlothian: 							$12.84
Small properties (under 2,275 square feet): 		

$12.79

Large properties (over 2,275 square feet): 		

$14.40

Chicago Region: 						$16.74
Southwest Suburbs: 						$16.82
Asking rents comparison

The average asking rents for Midlothian are considerably lower than that of the Chicago Region and the surrounding Southwest
Suburbs. These lower asking rents indicate that the village is struggling to compete in the market. These low rental rates have
attracted an abundance of low rent seeking, unstable tenants, and have prevented landlords from being able to negotiate better
leases for vacant storefronts and for existing businesses inhibits owners from further investing into the quality of their shopping
centers. The rental rates of the city must increase before more shopping centers can be improved to attract more stable tenants.
11
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Spatial Characteristics
of Vacant Space
Many of the vacancies throughout
Midlothian are located within the 147th/
Cicero corridors, creating a concentration of
large, empty store fronts in one district. One
possible explanation for the high vacancies
and low rents within the Village is that the
spatial characteristics of the available spaces
are not competitive. Shopping centers such
as Mid-Oak Plaza don’t have the kinds of
anchors that capture shoppers from the
surrounding region, and others like Tiffany
Plaza are lacking an anchor entirely. Each of
Midlothian’s major shopping areas (and also
the areas with the most vacancies) seem to
exist in isolation from one another, preventing
the village from achieving the critical mass of
shoppers necessary to drive further economic
growth. Even low rents will not be enough
to fill vacancies if store owners don’t have
confidence that people will visit their store,
which may be an issue that is at the heart of
Midlothian’s current economic situation.

Median size of vacant store fronts: 			

2,275 sq ft

Total number of vacant store fronts: 			

39

Number of store fronts below median size: 		

27

Number of store fronts above median size: 		

12

Number of store fronts above 10,000 square feet:

3

Commercial vacancies in Midlothian by size

Moving Forward
The opportunity presented by the vacant
land on Cicero Avenue is an important
one, because it could act as a catalyst for
economic activity if the appropriate mixture
of businesses is achieved in the form of a new
shopping center. This new source of activity
will aid in filling the vacancies in adjacent
shopping centers, and allow for higher
average rental prices. To achieve this, it is
important that Midlothian find some way
of distinguishing itself economically within
the region in order to compete with the
variety of shopping opportunities that exist
in neighboring villages just ten minutes away.
If Midlothian can attract a new anchor to the
Cicero/147th lot, this could have a ripple
effect on attracting new businesses and filling
in the existing vacancies.

Tiffany Plaza: one of several isolated shopping centers in Midlothian without a clear anchor tenant to
attract shoppers.

Cicero Corridor Commercial Revitalization Plan
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CRITICAL ISSUES

Critical Issues
Connections to Surrounding Areas
Cicero Avenue and 147th Street are both high speed, high traffic volume corridors. This has both advantages and disadvantages.
With high traffic volumes, local businesses have increased visibility and are more likely to be patronized by customers. However,
these high speed, high volume corridors are also barriers to locals who may wish to use the streets as pedestrians or bicyclists.
Current design does not allow for safe and easy access to local businesses and amenities by pedestrians and bicyclists. The village
has an opportunity to rectify these deficiencies while making the corridors more accessible for all modes of transportation.

Vacant Lot at 147th and Cicero
The large site at the northwest corner of 147th and Cicero is the biggest development opportunity the Village will have for
a generation. It is important that this site be developed in such a way that it provides fiscal relief to the Village via sales tax
receipts, draws in shoppers from neighboring villages, fills in the convenience retails gaps along the corridor, and provides an
environment that draws in motorists and pedestrians from surrounding neighborhoods. It is vitally important for the Village to
take a long term approach to this site, and not jump at the first development proposals that come along unless it fulfills the key
needs of the Village.

Business Mix
The planning team has identified the Cicero Avenue and 147th Street corridors as convenience shopping districts. What this
means is that shoppers come to this area seeking to complete their daily or weekly shopping needs. However, as a convenience
shopping corridor, it lacks several key retail segments that will allow it to fully function as a thriving and vital convenience
shopping district. A key challenge for the village will be to lure in new tenants, and nurture current ones, which will allow the
corridor to reach its maximum potential as a convenience corridor.

Vacancies
The Cicero Avenue and 147th Street corridors are both suffering from an elevated amount of vacancies. The Mid-Oak Plaza and
Tiffany Plaza both contain sizable vacancies, and the recent loss of Sentry Foods adjacent to Tiffany Plaza adds to the challenge.
The higher than average vacancy rates, coupled with Midlothian’s depressed commercial property rental rates, will create a real
challenge in attracting new tenants.

Signage
Signage throughout Cicero Avenue and 147th Street is often inconsistent, inadequate, or poorly done. Signage along the corridor
should attract customers, not confuse or repel them. With concerted effort this issue can be overcome relatively quickly.
13
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VISION

Vision
Enhance the economic vitality of the Village of Midlothian by making
the Cicero Avenue and 147th Street corridors more attractive
and accessible places for convenience shopping. The corridors
will welcome motorists and pedestrians, becoming a center of
commerce for the community and adjacent villages.

Cicero Corridor Commercial Revitalization Plan
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RECOMMENDATIONS

Recommendations
New Shopping Center
Development on Cicero
As Midlothian’s economy attempts to diversify, the Village’s
administration and residents have a more specific vision of
the type of businesses and services to be provided in the new
commercial development at the corner of 147th and Cicero.
This vision builds on the existing need of the community to
have a well-established grocery store chain in Midlothian, due
to the current lack of grocery stores in the area.
This plan makes the following recommendations for a future
commercial redevelopment project:
1) A strip mall stretching from 147th to 145th that will be
the main structure on the western end adjacent to the
residential area.
2) Across from 145th street a similar structure on the western
end will be placed to emphasize continuity and homogeneity
between those two lots.
3) Three outlots will be placed at the east end of the lot in
order to create visual and physical proximity to the road
while reducing the overwhelming impact of surface
parking. These outlots are placed with a 50’ setback to allow
more direct visibility to drivers, and should have articulated
facades that relate more to the pedestrian scale
4) Another main entrance will also be added at the center of
the larger lot, providing additional access to the plaza. This
entrance will only allow right turns going southbound on
Cicero. Left turns upon exiting will be prohibited.
5) This plan does not envision the corner of Cicero and 147th to be
pedestrian oriented; however, we are proposing basic streetscape
improvements at this corner in order to make it more aesthetically
appealing. On 147th a sidewalk is installed right along the curb,
and paving would reduce landscape maintenance at the corner
creating a cleaner and more presentable space. The sidewalk on
Cicero Ave is kept with a 4’ buffer. In addition, a key element
of this corner will be an iconic shopping plaza sign to attract
customers; it will define the character of the plaza, and provide
an important spatial marker.
15
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Shopping Center Proposal

RECOMMENDATIONS

6) 145th Street could become a “gateway” to the
commercial plaza; this gateway will consist of the
following elements:
- Four outlots on both sides of 145th will hold the corner
to create a sense of enclosure. These businesses will offer
outdoor dining and seating spaces in the pedestrian
plazas located in between two of the structures on both
sides of 145th St.
- A roundabout and median island landscape will
encourage slower speeds on 145th St. It will also provide
an attractive and safe area for pedestrians, drawing
shoppers to it. It can offer a great space for seasonal
decorations, such as the community Christmas Tree,
Memorial Day display of flags, etc.
The main goal of this gateway is to strengthen the
connection between people and the new development;
it will transform the public realm to maximize
shared values within the community by providing an
unique, attractive, and central space. In addition, it
will create a transitional entrance between the fasttraveled road (Cicero) and residential areas on the
west end of the development.

Gateway Proposal and Outlot Developments

Cicero Corridor Commercial Revitalization Plan
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RECOMMENDATIONS

New Pedestrian Connections
Below is a map with the proposed designated pedestrian
routes for the western part of Midlothian. This map also
demonstrates pedestrian traffic being diverted away from the
Cicero Ave/147th Street crossing where possible, and adding
a crossing at Cicero Ave and 145th. Additional pedestrian
crossings are proposed along 147th Street to offer alternatives
to the Cicero Ave crossing. The library, park, Tiffany Plaza, and
redevelopment site are highlighted as places of interest, and the
designated pedestrian pathways would let people access these
sites easily.

It is proposed that the easement along 146th Street is converted
to a pedestrian path, similar to the existing path along the
residential neighborhoods along 145th Street. It is also proposed
that an easement be taken by the multi-family housing east
of the library, creating a connection to the businesses along
147th Street for residents within the neighborhood. The map
above shows a 1/4 mile radius walking circle, demonstrating
that these areas are all very close together. With the proposed
improvements, pedestrians would have an easier time walking
to these destinations for their daily needs.

Mid

Pede

Kolmar Ave

Cicero Ave

146th Ave

147th Ave

Map of New Pedestrian Connections and Nearby Destinations within Walking Distance
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Streetscape Improvements
Another means of creating an improved pedestrian
environment is through improving pedestrian
amenities and connectivity along the 147th/Cicero
Ave corridor. There is no shoulder on the road, and
so pedestrians have little protection from traffic. The
proposed improvements would add a parkway strip
to the sidewalk in this section of 147th Street. The
parkway would offer pedestrians more separation
from traffic, and make 147th a more inviting and safer
place to walk. Residents may be more apt to walk to
their daily services if the sidewalks are buffered along
147th, and if there are crossings to access the new
site. A safe and more pleasant pedestrian environment
will add to the overall ability of the Cicero Ave/147th
Street corridor to retract and retain businesses.

Added parkway along 147th Street

20’

11’

11’

11’

11’

SIdewalk/Parkway

SB Lane

SB Lane

NB Lane

NB Lane

Street section of parkway improvements

20’
SIdewalk/Parkway

84’ Row

Areas of proposed parkway in red, areas of existing parkway in green
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Library Enhancements

147th St.

Kenton Ave.

As a public institution, the
Midlothian Public Library should
be an accessible landmark structure
that generates a critical mass of
activity. However, it currently, has
a disconnected relationship with
147th and the Cicero corridor as a
whole. To address this, we propose
a new entrance to the library
along the northern façade of the
building adjacent to the sidewalk,
a crosswalk at the intersection of
147th and Kenton, a small plaza
on the northeast side of the library,
and improved signage. These
alterations would allow pedestrians
walking along 147th to immediately
access the building from the street
and more successfully attract
pedestrians, as well as drivers to go
to this enhanced amenity.

Redesigned library entrance, from above

Proposed new library entrance, accessible from 147th Street
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Improved Signage
A key component of the revitalization
of the Cicero corridor is to improve
the existing plazas to make them
more attractive to business owners
and customers alike. In order to realize
this goal, existing shopping centers,
such as Mid-Oak and Tiffany Plazas
will be required to have better upkeep
and improved signage. All windows
should be clear and easy to see into,
not cluttered with banners and flyers.
All signs should be required to be
permanent and professionally made,
and to follow design standards that keep
a uniform look that makes the signs
easier to read from the road. Lastly,
shopping centers need a monument
sign near the roadway that reflects the
architectural details of the plaza and
is easy to read while travelling at fast
speeds. This will create a more visually
appealing, cohesive, and navigable
appearance for drivers to identify
existing shopping centers.

Proposed style of monument sign for existing shopping centers

Proposed signage improvements and standards within existing shopping centers
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147th Street
One of the largest issues with
Midlothian’s current conditions is the
massive setbacks filled with vacant
parking lots that drivers see as they
travel along 147th Street. This creates
a monotonous, unidentifiable corridor
that drivers are less likely to notice or
remember. One of the ways Midlothian
can create more interesting, human
scale environments within these
plazas is through re-configuration and
landscaping of these underutilized lots.
An example of this is presented for
the Tiffany Plaza along 147th Street.
Currently, Tiffany Plaza houses some
of Midlothian’s most successful tenants
including CD Vodka and 2 Sisters
Frozen Custard, attracting visitors
throughout the region and state to
enjoy their services. These tenants
could be highlighted by placing tables,
benches, and additional landscaping
in front of their business. Parking
lots are inherently unattractive and
unwelcoming, however, with marginal
investment; they can be an excellent
tool for placemaking and diverting that
are passing by.

Proposed landscape improvements to existing shopping centers, plan view

Proposed landscape improvements to existing shopping centers, perspective view
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Tiffany Plaza Outlot Development
Another way that Midlothian can improve its existing parking lots is by creating outlot developments that are closer to the street and
are more visible to passing motorists. Below is a potential outlot design for Tiffany Plaza. The proposed building below is 2500 square
feet with approximately 30 parking spaces. This proposal involves closing down the part of Knox Avenue that connects with 147th
Street. This outlot will remove excess parking in the plaza as well as generate additional economic activity and commercial space.

147th St.
Proposed outlot development, Tiffany Plaza

Mid-Oak Plaza
Outlot Development

Cicero Ave

Similarly, the outlot development,
located along Cicero Avenue could
hold a building up to 2000 square feet
with approximately 15 parking spaces.
This development is ideal for a fastfood chain tenant that can capture
some of the traffic moving along
Cicero Avenue. Overall, these outlot
proposals could greatly enhance the
identity, character, and customer base
of the corridor as a whole.
Proposed outlot development, Mid-Oak Plaza
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Economic Development
In order to address the critical issues that are hindering
Midlothian’s economic development, two primary
recommendations are suggested. The first recommendation
deals with balancing the current business mix in Midlothian,
and recruiting the right tenants to the redevelopment site at

147th/Cicero Avenue. The second recommendation proposes
a Business Development District and Commission for the
corridor that can advocate for the local businesses, and improve
recruitment and retention conditions throughout the 147th/
Cicero Avenue area.

Business Mix and Tenant Types
Midlothian’s current business mix along the 147th and Cicero
Avenue corridors is lacking in quality grocery stores, and other
stores that residents need to meet their daily needs. The graph
below displays the gaps for various retail sectors. The gap is
calculated by subtracting the potential retail demand from the
actual retail sales generated in Midlothian. This means that a
positive retail gap indicates that there is potential retail demand
that Midlothian is losing to other municipalities. There are
noticeable retail gaps in sales from grocery stores, full service
restaurants, general merchandise stores, sporting goods, hobby,
books, and music stores, as well gaps related to hardware, garden,
and building supplies. Although there are also large retail gaps

in the clothing and accessories category, we are not proposing
apparel retailers for Midlothian. Communities nearby, such
as Crestwood, contain large retail shopping strips, and it is
not suggested that Midlothian compete with these centers.
Instead, it is proposed that the redevelopment site at 147th/
Cicero Avenue is proposed as a convenience corridor groceryanchored center, filled with complementary tenants that enables
Midlothian to complete their daily shopping in the community,
while also attracting people passing by the area to shop at the
new center. The following page contains recommendations for
specific tenant types for the redevelopment site, which can also
be considered for vacancies in existing plazas.

Midlothian Retail Gap,
By Five Minute Drive Time (2012)
Grocery Stores
Specialty Food Stores
Beer, Wine & Liquor Stores
Restaurants
Full-Service
Full
Service Restaurants
Limited-Service Eating Places
Special Food Services
Drinking Places
Health & Personal Care Stores
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Clothing & Clothing Accessories Stores
Sporting Goods, Hobby, Book & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Automobile Dealers
Other Motor Vehicle Dealers
Auto Parts, Accessories
Gasoline Stations
Total Retail Trade
Total Food & Drink
Total Retail Trade and Food & Drink
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The pictures above show business types that should be recruited for the new development at 147th/Cicero Avenue

The redevelopment of the vacant lots at 147th/Cicero Avenue
marks a rare opportunity for Midlothian to shape an entirely
brand new shopping center. Most of the surrounding areas,
including in Midlothian, are built out, and do not possess such a
collection of continuous vacant lots. Although it may seem like
any development is good development, it is important to attract
high quality stores and restaurants to this site, and not let the lots
be used entirely for automotive businesses.
As was mentioned previously, a large grocery anchor is
recommended for this center. After examining Midlothian’s
trade area, we determined that Mariano’s, Pete’s Fresh Market,
and Caputo’s would be appropriate grocery anchors. These
grocery chains currently do not have stores within six miles of
Midlothian. Aldi, Jewel, and Food4Less were also considered,
but these chains have stores that are located within three miles
or less of the vacant site. For the other shopping center tenants,
Midlothian should focus on filling the retail gaps that are evident
in the graph to the left. After researching full service restaurants,

we identified California Pizza Kitchen, Claim Jumper, and
Cheddar’s Casual Cafe as good fits for the site. Other businesses
that would enable the residents of Midlothian to complete
their daily shopping within their community are stores such as
Hallmark or Michael’s, florists, garden supply/hardware stores,
a large pet store, and coffee shops or cafes such as Starbucks.
Midlothian should focus on attracting tenants that do not have
locations in Crestwood so that they can have a competetive
edge in the regional economy. Once a developer is chosen for
the site, the officials of Midlothian will not necessarily be able
to control which specific tenants fill the buildings. However,
Midlothian can implement zoning controls on the site in the
form of a planned unit development that can dictate the form of
the site and set restrictions for the businesses allowed on the site.
Details of the suggested zoning controls for the site are included
in the Implementation part of the plan. This site presents an
opportunity to give residents of Midlothians access to fresh, high
quality foods and other goods needed for daily shopping, and
the Village should advocate for filling these shopping gaps.
Cicero Corridor Commercial Revitalization Plan
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Business Development District and Commission
The second economic development recommendation is to create a business development district (BDD) and Commission for the
147th/Cicero Avenue corridor. The State of Illinois has legislation that the Village can pursue to generate additional funds for the
improvement of this area. The Village can create an ordinance to impose an additional sales tax within designated boundaries,
and the funds collected from the tax can be used to improve the physical conditions of the area, while attracting and retaining
businesses. The BDD funds can be used to pay for pedestrian improvements that were proposed previously in the plan, as well as
other needed improvements. Details of the BDD are included in the Implementation section of the plan.
It is also proposed that Midlothian form a Business Development Commission for these two corridors. The Commission should be
comprised of local business and plaza owners from this corridor, along with staff from the Village of Midlothian. The commission
will weigh in on the management of the funds from the BDD, and will also work to improve the business environment for
current and potential commercial tenants. These efforts will greatly improving the shopping environment for people within and
outside the community.

The map above shows the boundaries for the proposed business development district
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As Midlothian goes through the process of redeveloping the vacant lots at 147th/Cicero Avenue, it must also keep in mind the
existing local businesses that are assets to the community. The Business Development Commission is a way to get the owners of
these businesses involved in the revitalization of the entire corridor. Owners from businesses such as 2 Sisters Frozen Custard,
the Mid-Oak Distillery, and Steer Hogs Barbecue should be targeted for involvement in the commission. The duties of the
Commission may include:
• Advocating for signage upgrades that were proposed previously in the plan
• Inviting potential business tenants to meetings to discuss leasing space in Midlothian
• Ensuring that Midlothian businesses have a web presence and reviews on sites such as Yelp
• Exploring ‘shop local campaigns’ and other strategies to advocate for Midlothian businesses
• Overseeing the management of the funds generated from the BDD
Midlothian currently has a chamber of commerce, but after examining its member list, it appears that some of the businesses
in this area are not part of the chamber. The proposed Commission would function similarly to a chamber of commerce, but
its efforts would be targeted solely on the 147th/ Cicero Avenue corridors. The redevelopment of the vacant site, along with the
potential funds generated from the BDD and the tax-increment financing district in this area (discussed in Implementation)
create the potential for vast improvements in the western area of Midlothian. The proposed Commission could help oversee and
coordinate the potential investments to ensure optimal revitalization results are achieved.

2 Sisters Frozen Custard, Steer Hogs, and the Mid-Oak Distillery are among the local business assets in the corridor

Cicero Corridor Commercial Revitalization Plan
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Implementation
PUD District Design Guidelines
These guidelines are intended to provide a framework for
future commercial and retail development within the Plan
Unit Development District comprised of the two large vacant
lots at the corner of Cicero and 147th. Such framework must
be integrated with its context, surrounding uses, and with
Midlothian’s pedestrian, road, and bicycle networks. The goal
of the following guidelines is to promote developments that
are aesthetically, and commercially successful.

Site Plan
1) Access road traffic shall be clear and unencumbered,
providing for all necessary traffic lanes.
2) The perimeter of the property shall provide a minimum of
9’ landscape strip as buffer.
3) Sidewalks should also be provided around the perimeter of
the property with a minimum width of 6’.
4) Outlots are highly encouraged along Cicero Ave with a
minimum setback of 50’ from roadway.
5) Parking for outlots shall be provided adjacent to the
structures.
6) A thoughtful interior circulation plan should provide
sidewalks along main structures and outlots, as well
as interior roads with a minimum 24’ width to allow
circulation on both directions.
7) Development should devote a minimum of 7% of the
interior of the parking area to landscaping.
8) Trees with moderately sized canopies are encouraged to be
placed along pedestrian plazas, and sidewalks.
9) An iconic sign is encouraged to be placed at the corner of
147th and Cicero; however, monument signs should also
be provide in any other main entrance on Cicero.
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Architectural Character
1) Facades should be articulated with archictural
enhancements to reduce long unbroken surfaces
and provide aesthetic interest. Facades larger than
100’ in length should incorporate projections and/
or recesses.
2) Ground floor outlots’ facades shall have display
windows, entry areas, awnings, or similar features
that closely relate to human scale.
3) Developments are encouraged to have a repeating
pattern in order to create homogeneity across the
entire site and all structures.
4) Variations in roof lines shall be used to add interest
and reduce the massive scale of large commercial
buildings.
5) Materials, geometries, and colors should be
aesthetically pleasing and compatible with the
surrounding.
6) Each building on the site shall provide a clearly
defined, and highly visible entrance.

Signage
1) Any proposed signage must be designed in
accordance with the Village’s sign ordinance and be
consistent in character, color, and size throughout
the development.
2) Directional signs shall be visible to the surrounding
parking facilities from approaching automobiles and
pedestrians, comply with standard requirements, and
be located close to main entrances.
3) Iconic or monument signs should have a maximum
height of 12’ from the top of the signs crown to the
bottom of the base where it meets the ground plane
and 4’ of maximum width. Monument signs may be
externally illuminated after proper approval by city
council. Monument signs should not be place within
any right-of-way or easement; a minimum setback of
3’ must be provided.
Cicero Corridor Commercial Revitalization Plan
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Tax Increment Financing (TIF) District
One of the primary ways to generate money to implement
this plan is the use of a tax-increment financing (TIF) district.
A TIF district will utilize future increases in property tax to
fund development costs for the large vacant lots at the corner
of Cicero and 147th. There is already legislation created to
start a TIF district at the proposed development sites, and
the TIF money may be used for costs such as infrastructure,
demolition, site prep, acquisition, marketing of sites and other
costs currently required to make the site more attractive for
a commercial developer, though the funds may not be used
directly for bricks and mortar of a development. This site is
particularly well suited for the use of a TIF district because there
is a large potential increase, or increment, in property value as
the site is currently vacant and undervalued. Additionally, TIFs
are best used for development with limited residential uses, and
this development site is intended primarily for commercial use.

The approved TIF district includes 20 acres of land, within the
following boundary: 144th Place, 148th Street, Cicero Avenue,
and the western boundary of the included parcels, see table below
for specific parcels and current equalized assessed value for each.
Any taxes created by an increase in assessed land value above
the initial value when the TIF was created will be placed into
a special fund to be used for the redevelopment of the site. The
TIF district calculations that follow use these assumptions: a
205,000 SF of leasable space, $180/SF construction costs, Cook
County’s cost discount factor, assessment ratio, current assessed
value, equalizing multiplier, and tax millage rate, as well as an
assumed 12% increase in tax increment every three years after
year three construction costs. Given these assumptions the net
present value of tax increment financing available after 23 years
could equate to roughly $3.5 million.

TIF District:TIFParcels
andand
2013
Equalized
Assessed
Values
District: Parcels
2013 Equalized
Assessed
Values
Lot Size
(SF)

Land Assessed
Value ($)

Building Assessed
Value ($)

Total Assessed
Value ($)

Parcel No.

Address

28-09-201-030-0000

14440 Cicero

137,251

154,407

66,648

221,055

28-09-206-011-0000

14500 Cicero

114,092

128,353

201,467

329,820

28-09-206-012-0000

14550 Cicero

164,202

184,727

118,450

303,177

28-09-206-010-0000

14640 Cicero

280,364

126,163

0

126,163

28-09-401-027-0000

14626 Cicero

114,209

89,824

48,517

138,341

28-09-401-005-0000

4830 148th

97,183

157,922

349,532

507,454

28-09-401-016-0000

4850 148th

38,812

63,069

183,097

246,166

28-09-401-025-0000

14700 Cicero

29,688

48,243

53,007

101,250

975,801

952,708

1,020,718

1,973,426

TOTALS:
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Building Development District
In addition to a TIF district, a business development district
(BDD) is another tool that Midlothian can utilize to generate
funds for its revitalization. A BDD levies an additional tax of
up to 1% on all retail sales, and this money can be used by
the municipality on redevelopment projects. Midlothian can
propose the boundaries of the BDD, and it is recommended
that the BDD include the properties along Cicero Avenue from
149th to 144th Avenue, and extend east along 147th Avenue
to Kostner Avenue. These two corridors are the focus of the
proposed improvements, and the money generated from BDD
can be used to fund some of the needed improvements.

amount of revenue that could be generated from the BDD. It
was estimated that the BDD in these corridors would generate
approximately $700,000 annually. This money could be used
to fund the proposed sidewalk improvements along 147th
Avenue, especially because those properties are not included
in the TIF. An engineering firm estimated the cost of the
proposed sidewalk improvements, totaling to about $360,000
for installing a parkway buffer from Cicero Avenue to Kolmar
Avenue along 147th Avenue. As development progresses in
this area, the retail sales will also likely increase, also increasing
the funds generated by the BDD.

The yearly revenue for the BDD was estimated based on our
inventory of commercial spaces in Midlothian, and the total
2012 retail sales. The total retail sales were divided by the
square footage of the occupied commercial spaces to get an
estimate of how much revenue each square foot of commercial
space generated. This number was then multiplied by the
commercial space in the 147th/Cicero Avenue district to
determine the proportion of the retail sales generated in these
corridors. That number was then multiplied by 1% to find the

In order to create a BDD, Midlothian will have to create a
plan that contains the boundaries of the district, the projected
costs of the improvements the BDD will fund, the taxes the
BDD wishes to impose, and the duration that the BDD will
be in place. Other home rule cities in Illinois have imposed
similar taxes, and since Midlothian has no other additional
levies presently, this should be legislation that is passed without
too much challenge.

Zoning Amendment
Currently, the villages zoning stipulations are complex and
create barriers from growth to occur. One way to address this
issue would be to amend the current zoning codes. This would
allow for potential developments and codes to be more flexible
and create improved standards for businesses within many of
the corridors major tenants.
One of the major potential issues with the proposed outlot
developments is the parking requirements. Considering that
the parking requirements vary depending on the type of
business that enters them, the plaza’s are restrictive to house
certain tenants. For example, if another large store with hefty

parking requirements were to replace the previous Century
foods, then the number of spaces available to the potential
outlot would decrease, narrowing the type of tenant the village
could target for the space.
As previously mentioned, one of the critical issues identified
is the lack of clear, consistent signage within the corridor.
Amending the zoning ordinance would allow the village to
have more flexibility and create standards for improved signage.
Amending the zoning ordinance would create more flexibility
within the plaza and create a more vibrant downtown.

Cicero Corridor Commercial Revitalization Plan
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Impact Evaluation
An important part of successful plan implementation will be the ability to gauge and evaluate the performance and impact of
the plan’s recommended actions. Below is a breakdown of how the Village may evaluate the recommendations within this plan.

Economic Improvements
When evaluating the Village’s business recruitment and retention strategies for both existing and new development, several
indicators can be used. First, the type of businesses recruited should complement existing businesses, and strengthen Midlothian’s
role as a convenience corridor. This means developing a mix of businesses that meet the everyday or weekly needs of local
residents, eliminating the need to travel outside of the village to obtain basic goods and services. The business mix of the corridor
should be compared to that of other nearby or ‘typical’ examples of convenience corridors. Below is an example of a typical
business mix for a convenience retail corridor, which will differ from corridors that serve other purposes such as destination
retail or employment centered corridors. The village may also consider surveying residents visiting local businesses to ask what
is missing from the corridor, and what business additions would allow them to complete their weekly shopping needs in one
convenient trip within the corridor.
Successful business retention and recruitment strategies will also lead to a decrease in retail vacancy rate and turn over. While the
vacancy rate will be artificially high following the redevelopment of Cicero and 147th, the absorption rate of this space will
help the village measure how quickly the space is being filled by new businesses. Additionally, this new development and
improvements to existing centers will lead to increases in retail sales. In fact, the village should define successful economic
revitalization as retail sales that increase at a higher rate than inflation and quicker than that of adjacent competitor markets.
One point of caution would be to make sure vacancy or retail sales improvements are measured as a “net” gain across the
corridor, to ensure that improvements at the new development are not causing negative impacts elsewhere.

Physical Improvements
While the evaluation of physical improvements to the form and design of the corridor are more difficult to measure with strictly
defined indicators, the village should hold the new development to strict design standards to ensure that it complements and
enhances the corridor. Similarly, when the existing shopping centers are held to stricter design and maintenance guidelines,
the village will see visual improvement throughout the corridor. Lastly, successful pedestrian enhancements and traffic signal
improvements will increase pedestrian activity and safety as well as reduce congestion in relation to new development.
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Business Mix of a Typical Convenience Shopping Corridor
Vacancies
8%
Other, 13
Other
7%

Groceries & Pharmacies
Food Stores,
7% 4.7
Home Goods & Hardware
Health & Personal,
3%
5.6

Specialty
Home
Goods &Retail
(Electronics,
Hardware, 9.3 Books,
Apparel)

3%&
Apparel
Accessories, 1.5

Professional &
Financial, 20.9

Personsal Services
Books,11%
Music &
Hobbies, 1.2

Full Service Restaurants
Personsal4%
Services,
12.6

Professional & Financial
42%
Automotive, 12.6
Cafes & Take Out,
7.9

Cafes & Take Out
8%
Full Service
Restaurants, 10.7

Automotive
7%
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