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SECTION I — INTRODUCTION

The City of Springfield (City or Springfield), the Springfield-Sangamon County Regional 
Planning Commission (SSCRPC) and the Greater Springfield Chamber of Commerce 
(Chamber) represent the spearhead in a consortium of public and not-for-profit organiza-
tions that was organized for the specific purpose of bringing about the rebirth of an ageing 
and underutilized commercial area of East Springfield.The precise area of interest and the 
focus of this study is an irregularly shaped segment of the community consisting of approx-
imately 325 acres that is generally bounded by properties fronting on E. Cook Street on the 
north, S. Dirksen Parkway on the east, E. South Grand Avenue on the south, and Pope 
Avenue on the west.  The exact Study Area boundaries are illustrated on Exhibit 1, below.

Exhibit 1
Project Area Boundary
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Portions of this study area were the subject of a larger 2002 Eastside Neighborhood Devel-
opment Plan.  That plan covered approximately 720 acres in an area generally bounded by 
E. Cook Street on the north, Schackleford Drive on the east, E. South Grand Avenue on the 
south, and 13th Street on the west. The vast majority of property covered by this plan was 
residential, with some neighborhood retail businesses. Although components and recom-
mendations of that Plan have been in the process of implementation over recent years, 
many of the recommendations and implementation components outlined in that document 
are still valid. It is worth noting that the Hope Neighborhood Plan, which is nearing comple-
tion for a forty-nine block portion of the larger neighborhood, capitalizes on many of the con-
cepts and recommendations contained in the Eastside Neighborhood Development Plan.

It should also be noted that the Hope Neighborhood Plan focuses on a residential communi-
ty located four blocks west of the East Springfield Commercial Planning Area and is within 
the boundaries initially established for the Eastside Neighborhood Development Plan.  The 
Hope Neighborhood is comprised of forty-nine blocks that are bounded by E. Cook Street on 
the north, S. Martin Luther King, Jr. Drive on the east, E. South Grand Avenue on the south, 
and 11th Street on the west. It is a central city area that has not fared well by the passage of 
time. Given the relatively close proximity of these two planning areas, the Hope Neighbor-
hood Plan and the East Springfield Commercial Plan are critically important to the rebirth of 
this portion of East Springfield.

While the terms “rebirth” and “redevelopment” will be used interchangeably throughout this 
document to describe neighborhood change for the better, the Sponsors of this planning ef-
fort recognize the need to retain existing viable businesses.  As such, they have expressed 
strong interest in preserving key businesses throughout the Area while simultaneously attract-
ing new development. It is important to understand, however, that the Sponsors are not inter-
ested in growing the Study Area at the expense of other portions of the City or County.  Be-
cause of the Chamber’s participation in this process, it is expected that a greater emphasis will 
be placed on attracting new businesses from beyond Sangamon County.  And, in the event 
that an existing business wishes to relocate to the East Springfield Commercial Area, the 
Sponsors will make special efforts to ensure that the loss of such a business does not nega-
tively affect the original site and environs.

The primary objective of this document is to provide a planning and development strategy 
that will lead to the rebirth of the East Springfield Commercial Area, expand the tax base of 
the City and County, create jobs for area residents, and assist in the stabilization of sur-
rounding neighborhoods through collaboration in ongoing planning efforts.  The study ap-
proach formulated for the preparation of this plan is one which promotes achievement of 
these objectives, and it has done this through the creation and active participation of a 
“Project Steering Committee” whose members either are, or represent, local business and 
community interests, elected officials, minority business and housing representatives, public 
officials, financial and real estate institutions, and local developers, among others.  These 
individuals met regularly with the consultant to review, comment on and guide the prepara-
tion of this plan.

The community engagement program adopted for this planning exercise also furthered the 
achievement of the planning objectives outlined above.  On four occasions the community –
area residents, business and property owners – were encouraged to participate and advise 
in the draft and final planning concepts that were prepared for the subject area.  That partic-
ipation provided clear evidence of the community’s interest in and determination that this 
area shall once again be a productive segment of the City of Springfield and Sangamon 
County.
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The following sections of this Plan include a detailed review and analysis of the existing 
conditions within the planning area, an assessment of the retail market, concept planning for 
selected target or focus areas, and the preparation of preliminary streetscape and building 
design concepts.  This is followed by the Strategic Plan and Implementation Program for the 
East Springfield Commercial Area. 
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SECTION II — EXISTING CONDITIONS ANALYSIS

This section provides an in-depth examination of the state of the planning area, the attitudes 
and concerns of those who own and operate businesses, the retail market served by the 
businesses within the planning area, and the socio-economic characteristics of the popula-
tion residing therein.  The information which follows establishes the foundation upon which 
planning concepts and a final plan is developed.

EARLIER PLANS AND ONGOING PLANNING EFFORTS

Five planning studies prepared for or by the Study Sponsors between 2002 and 2010 that 
could directly or indirectly influence development within the Planning Area were examined 
for the purpose of identifying recommendations that would have some bearing on this Plan.  
Those studies are:

Eastside Neighborhood Development Plan1

Prepared for the Office of Planning and Economic Development for the City of Spring-
field, the focus of this plan covered an area generally bounded by E. Cook Street on the 
north, Schackleford Drive on the east, E. South Grand Avenue on the south, and 13th

Street on the west. While mostly residential, two major east-west streets which bordered 
the area – E. Cook and E. South Grand – were lined with residential and neighborhood 
commercial properties.  The greatest concentrations of commercial uses were found 
along the eastern ends of those streets, and relatively large concentrations of vacant 
land were found at the eastern end of the neighborhood. Key development recommen-
dations for this area that continue to have some significance for the East Springfield 
Commercial Area and Plan include:

� Attempt to attract State or Federal offices, regional corporate offices, or other job 
generators.

� Promote redevelopment of these properties as a unified whole, seek qualified 
developers,… and consider a new building for J.C. Penney that is better posi-
tioned on site to allow for other retail development.

� Do not support further commercial development along Cook; eliminate those
uses which are marginal or inappropriate.2

� Develop a streetscape model for the E. Cook Street corridor from 13th Street to 
Dirksen (i.e., improved sidewalks, decorative street lighting, street trees, and di-
rectional signage for Downtown and area attractions).

� A streetscape model for the E. South Grand corridor should be established from 
13th Street to Dirksen Parkway, and commercial development west of Pope Ave-
nue should not be encouraged.

� Continue residential development along Knoll Pointe Place from roughly Terrace 
Lane to E. South Grand Avenue.

                                                          
1PGAV. Eastside Neighborhood Development Plan. (Prepared for the Office of Planning and Economic Development, City of 
Springfield, IL). December 2002.
2This recommendation has been slightly modified in discussion in Section IV of this report. 
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� In the area south of E. South Grand Avenue between Pope Avenue and Dirksen 
Parkway, and an irregularly shaped area north of E. South Grand Avenue be-
tween Pope Avenue and Old Rochester Road, retain quality commercial uses, 
promote expansion of existing commercial and light manufacturing uses, where 
appropriate, and eliminate incompatible uses.

Although some successes have occurred relative to the pursuit of the recommendations 
outlined above, a great deal more work remains in re-evaluating those recommendations 
to make certain that they will be consistent with the current Plan’s objectives.

Target Industry Analysis3

The objective of this multi-phased project was to determine the best growth industry fits 
for Sangamon County and to develop a strategy to help these targets locate and expand 
in the Springfield-Sangamon County Area.  The analysis was conducted in a multi-
phased approach which included:

� Primary Target Industry Assessment;

� Target Match (Strengths and Weaknesses) Analysis;

� Selection of “Best Fit” Targets; and

� Recommendations

Although the recommendations that emerged from this analysis focused on the larger 
Springfield-Sangamon County Area, the pursuit and ultimate achievement of the rec-
ommendations set forth in that document will certainly provide positive consequences for 
the East Springfield Commercial Area. For example, the attraction of new businesses 
will mean new jobs, increased County and municipal revenues, and increased levels of 
household and individual spendable income.  Greater wealth within the larger community 
will ultimately result in increasing retail sales for businesses offering the services and re-
tail products that are available through businesses located within the project area. 

The Springfield Area as a Location for a Retail Products Distribution Center4

This study examines the potential of the Springfield Area as a location for a Retail Prod-
ucts Distribution Center (DC).  The study notes that:

� The warehouse/distribution sector continues to boom in the Midwest; and

� The Midwest region has been a hot bed of DC activity as retailers strive to serve 
the burgeoning markets of Chicago, St. Louis, and Indianapolis.  The sector had 
a total of 251 locations/expansions in the region over the last seven quarters.  
The number is actually much larger, as most manufacturing locations/expansions 
also include a warehousing function.

                                                          
3Carter Burgess and Northello and Associates. Target Industry Analysis.(Prepared for Greater Springfield, IL Chamber of 
Commerce & The Quantum Growth Partnership). April 2007.

4Carter Burgess and KEOGH. The Springfield (IL) Area As A Location For A Retail Products Distribution Center. (Prepared for 
Greater Springfield, IL Chamber of Commerce & The Quantum Growth Partnership). August 2007. &The Quantum Growth 
Partnership). 2007.
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Given the growth prospects for this industry in this market and the availability of sizable 
parcels of undeveloped land, product distribution facilities may indeed be appropriate 
uses to be pursued for the East Springfield Commercial Area.

Economic Impact of the Health Care Industry5

The purpose of this study was to analyze the economic impact of the healthcare industry 
in the Springfield, Illinois Metropolitan Statistical Area, which consists of Menard and 
Sangamon counties.  As an employment generating industry, job growth in the health-
care field can be beneficial for such retail centers as the East Springfield Commercial 
Area.  This study reminds the reader that:

“Springfield has become a regional healthcare services center with a considerable 
network of programs and facilities for healthcare delivery, research, and training for 
doctors and other medical staff.  This industry concentration has propelled the 
Springfield economy forward by attracting substantial human and financial resources 
from which patients, researchers, the educational system, and the community all de-
rive significant benefits.  However, healthcare institutions are often viewed simply as 
providers of services...  Less apparent are the important connections and contribu-
tions that these institutions make within the broader regional economy.

Springfield has one of the largest concentrations of healthcare facilities and person-
nel in the Midwest, relative to its size, with 17,000 employees and $828 million in 
employee compensation.  In 2007, the healthcare industry produced $1.68 billion 
dollars in output…, $1.11 billion in Value-added in terms of employee compensation, 
rent, interest, taxes, and profits paid or earned, and contributed more than $31 mil-
lion in tax revenues to local governments.  The annual compensation for healthcare 
workers in Springfield averaged $48,706, including fringe benefits, significantly high-
er than the $42,133 average for all area workers.

One-in-eight jobs in the Springfield area is directly tied to the healthcare industry.  
When economic multiplier effects are factored in, the total jobs generations attributa-
ble to the healthcare industry is 24,769 workers, with $1.1 billion in wages, salaries 
and benefits, and output valued at $2.49 billion.6

This study points out that although healthcare, both nationally and in the Springfield 
area, is expected to be a primary source of overall employment growth through 2016,
healthcare in the Springfield MSA is forecast to grow at a slower rate. Nevertheless, 
given the size and expected continued growth in the healthcare industry in Springfield, 
healthcare-oriented businesses should not be ruled out as new businesses are sought 
for the East Springfield Commercial Area.

                                                          
5NIU – Center for Governmental Studies.  Economic Impact of the Healthcare Industry - Springfield, Illinois Metropolitan Area.
(Prepared for Greater Springfield, IL Chamber of Commerce & The Quantum Growth Partnership). December 2008.

6Ibid. 1.
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Springfield Eastside Neighborhood Development Plan Update: Existing Land Use,
Zoning & Property Conditions7

This report provides an update of various sections of the Eastside Neighborhood Devel-
opment Plan prepared by PGAV in December 2002 and will serve as valuable input into 
this current planning effort, as well as planning work currently being undertaken for the 
Hope Neighborhood.

It should also be noted that a plan for the Hope Neighborhood is nearing completion, and 
though it is focusing on a residential community located four blocks west of the East Spring-
field Commercial Planning Area, it is within the boundaries initially established for the East-
side Neighborhood Development Plan.  The Hope Neighborhood is comprised of forty-nine 
blocks that are bounded by E. Cook Street on the north, S. Martin Luther King, Jr. Drive on
the east, E. South Grand Avenue on the south, and 11th Street on the west. It is a central city 
area that has not fared well with the passage of time.  Given the relatively close proximity of 
these two planning areas, the Hope Neighborhood Plan and the East Springfield Commer-
cial Plan are critically important to the rebirth of this portion of East Springfield.

AREA CHARACTERISTICS

Much of the information regarding the 219 parcels that comprise the East Springfield Com-
mercial Area was obtained using City and County records that were supplemented with the 
findings of field surveys conducted by the SSCRPC in mid-2010, and again by PGAV staff in
November 2010. These public records and independent field surveys provided more than
forty separate pieces of information for each parcel (see Appendix B). Included among 
these data items are:

• Parcel location • Parcel size
• Current zoning • Land use
• Property condition • Ownership
• Billing address • Assessment change from previous year

Although the City/County data used for this study included an eleven-digit parcel identifica-
tion number, or PIN, the size of the PIN became somewhat cumbersome when searching for 
specific parcels.  This problem was eliminated, or at least significantly reduced, by the crea-
tion of a parcel locator numbering system that was applied to each parcel and ranged from 1 
to 219.  This parcel location system, or Locator ID, is shown on Exhibit A in Appendix B.

Existing Land Use

Upon examination of Appendix B, Property Characteristics of the East Springfield Commer-
cial Area, it becomes apparent that the greatest numbers of parcels (59) are used for com-
mercial purposes, which accounts for 105 acres, or 32.5% of the total land area.  The 
second most dominant use in the Area is industrial, with 55 buildings occupying nearly 76 
Acres of land, or 23% of the total area.  It is noteworthy that, together, commercial and in-
dustrial uses account for more than 55% of the land within the Planning Area.

                                                          
7Springfield-Sangamon County Regional Planning Commission, Development & Redevelopment Planning. Springfield Eastside 
Neighborhood Development Plan Update: Existing Land Use, Zoning & Property Conditions. July 2010.
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JC Penney is the dominant retailer within the Planning Area

Vacant and underdeveloped land in the 
vicinity of Schackleford and Singer

While 39 parcels are classified as vacant, and these are developable sites, together they 
total nearly 71 acres and represent approximately 22% of the total area.  However, vacant 
land within the Area is not limited to these larger and more easily developed properties.  For 
example, 55 acres of land are in public ownership, land that is typically associated with pub-
lic right-of-way. Because this land is in or adjacent to public right-of-way, it is typically 
owned by the City, County, or IDOT; and therefore the likelihood that this property would 
ever be available for development is not very high.

It is noteworthy that of the nearly 71 acres 
of vacant land within the planning area,
four relatively large parcels are located in 
the center of the Planning Area, sharing a 
common boundary and ranging from 6.2 
to 15.2 acres in size. Together, these four 
parcels comprise more than 40 acres 
(56% of all vacant land) of flat and easily 
developable land.   

Nearly equally as important as the number and size of 
vacant parcels is the existence of several underdeve-
loped sites.  Included among the properties falling with-
in this category is the nearly 29 acre JC Penney site 
which seemingly would have sufficient space to ac-
commodate at least two or perhaps three commercial 
outlots. Other examples of underdeveloped properties 
can be found along Dirksen Parkway, Singer Avenue,
and Cook Avenue.

It is important to recognize that land that is not developed to its fullest potential (vacant and/ 
or underdeveloped properties) will not pull its weight within the larger community.  Such 
properties fail to generate meaningful revenues for local governmental units and, as such, 
represent something of a burden to the entire community.

While full and productive development is always the preferred option, the key word in this 
phrase is “productive”.  Failing businesses are not productive. The degree to which a de-
velopment will indeed be productive is generally best determined on the basis of an inde-
pendent analysis of local market conditions.  Even then, shifting market conditions, changing 
attitudes, or unforeseen events can suddenly and dramatically alter the circumstances upon 
which success is ultimately gauged.
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Housing typical of the Area

The remaining land within this Area is devoted to 
single-family residential (eight parcels totaling 
seven acres) and institutional uses (occupying 
three parcels on nearly ten acres of land). Land 
use data showing the various uses within the 
Planning Area is summarized in Table II-1. Exhi-
bit 2 – Existing Land Use, located in Appendix 
A, clearly illustrates the use of each parcel of land
within the Planning Area. 

Table II-1
Total Acreage by Land Use Category

Land Use Acreage % Total Area Parcels
Vacant 70.7 21.9% 39
Single-Family 7.0 2.2% 8
Commercial 105.0 32.5% 59
Institutional 9.8 3.0% 3
Industrial 75.5 23.3% 55
Public R-O-W 55.5 17.2% 55
Total Area 323.5 100.0% 219

Existing Zoning

The Planning Area is largely encompassed by the City of Springfield.  However, at least 28 
parcels fall within the unincorporated portions of Sangamon County, a circumstance that re-
sults from the irregularly shaped City boundaries and the presence of unincorporated land 
within the City’s borders.  Nevertheless, almost the entire Planning Area is zoned by the City 
or Sangamon County for either business or industrial purposes.  However, five parcels are 
zoned by the City for single-family and duplex residential purposes.  The various zoning 
classifications found within the Planning Area include:

Study Area Zoning Categories

City of Springfield Sangamon County

      R-2, Single-Family and Duplex Residence I1, Restricted Industrial
      B-1, Highway Business Service I2, General Industrial
      B-2, General Business Service

I-1, Light Industrial
I-2, Heavy Industrial

Of the zoning districts noted above and shown on Exhibit 3, Existing Zoning, located in 
Appendix A, only the five parcels zoned R-2, Single-Family and Duplex Residence are out 
of place in what is best described as a “commercial” or “business” use area. It should be 
noted that, in most instances, the commercial uses listed in both the City and County zoning 
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Traffic Count Location 2000 2005 2009
% Change 

2005 - 2009
% Change 

2000 - 2009
I-55 - North of E. South Grand 42,500 54,800 53,100 -3.1% 24.9%
E. South Grand - West of Dirksen Pky. 18,000 17,400 15,400 -11.5% -14.4%
E. South Grand - between Groth & Taylor 18,200 15,900 15,500 -2.5% -14.8%
E. South Grand - between Taylor & Pope 16,500 17,500 14,400 -17.7% -12.7%
Dirksen - North of E. Cook 23,500 21,700 21,500 -0.9% -8.5%
Dirksen - between E. Cook & Singer 23,600 20,100 20,700 3.0% -12.3%
Dirksen - South of E. South Grand 20,600 22,000 17,000 -22.7% -17.5%
E. Cook - between Dirksen & Eastdale 10,300 11,100 7,900 -28.8% -23.3%
E. Cook - between Eastdale & S. Livingston 12,500 12,800 9,700 -24.2% -22.4%
Singer - between Dirksen & Schackleford 2,050 1,100 1,400 27.3% -31.7%
Eastdale -  South of E. Cook 500 1,400 NA NA NA
Eastdale -  North of E. Cook 2,200 NA 2,200 NA 0.0%

Trends In Average Daily Traffic (ADT)
2000, 2005 & 2009

Source: IDOT

ordinances are uses that are generally permitted in the industrial districts for those jurisdic-
tions.  As such, it is not uncommon to see commercial activities in industrially zoned dis-
tricts. Finally, from a planning perspective, the Planning Area is zoned in a manner that is 
likely to be consistent with any future development that will be recommended in the second 
phase of this planning document.

Traffic Volumes

Traffic volumes along key streets within a commercial district can often dictate the viability of 
such areas as commercial or business centers.  In that regard, they frequently reflect the
general health of such areas – those with higher than typical Average Daily Traffic (ADT)
generally having better health than those with declining traffic volumes. Table II-2 provides 
comparative ADT volumes for selected locations within the Planning Area and compares 
those counts to similar data for the years 2000, 2005 and 2009.

Table II-2

As illustrated in Table II-2, between 2000 and 2009 traffic volumes on the major streets in 
and around the Planning Area have, with the exception of I-55, all declined, and several of 
these declines have been significant (in the vicinity of -25%).  Nevertheless, it is important to 
understand that the major businesses within the Area are what may be referred to as “desti-
nation” businesses.  That is, businesses such as JC Penney, Shop ‘n Save, and various au-
tomobile dealerships all draw customers from throughout the City and County. Also, many 
other businesses within the Area are generally not dependent upon high traffic volumes.  In 
that regard, these businesses are usually immune from declining traffic volumes along local 
roadways.

While declining traffic volumes may not be an impediment to many of the businesses that 
currently exist within the Area, these conditions would certainly not be optimum for such 
businesses as fast food restaurants or chain restaurants, filling stations, motels, etc.  As 
such, it may not be prudent to attempt to attract businesses to this area that rely on local 
high traffic volumes to support them.
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For comparative purposes, two major roadways on the western portion of the City were ex-
amined to see what the ADT trends were for those corridors.  Table II-3 shows traffic counts 
along Veterans Parkway and MacArthur Boulevard for the years 2000, 2005 and 2009.  As 
shown in that table, according to IDOT records traffic volumes have decreased between the 
years 2000 and 2005, as well as between the years 2000 and 2009.

Table II-3

Given that the City’s population has been increasing since 1990, albeit modestly, one would 
not anticipate a decrease in traffic along some of the City’s major roadways.  As such, the 
decreasing traffic counts along these roads are likely the result of other roadway improve-
ments that have brought about the dilution of traffic along these streets.   

Infrastructure Conditions and Area Aesthetics

The public infrastructure within the Planning Area generally consists of such features as 
streets, curbs and sidewalks; street lighting; street signs; street furniture (benches, trash 
containers); utility poles; street trees and street lawns (the green area between the curb and 
the sidewalk).  All of these are items that are found within the Planning Area and all, either 
individually or in combination, have an impact on the aesthetic qualities of the built environ-
ment.  Private signs and building facades, though not part of the public infrastructure, are 
also elements of the environment that can influence one’s feelings or thoughts regarding 
their experiences as they move through a given area.

Unfortunately, the East Springfield Commercial 
Area is one where these features leave much to be 
desired, in terms of quality aesthetics.  A review of 
some of these elements clearly demonstrates this 
conclusion.

The general condition or lack of Area sidewalks
and green strips that fall between the sidewalk and 
curbs is perhaps best illustrated by the photo to 
the right which shows a typical section of street 
lawn along Dirksen Parkway. In many instances,
the sidewalks are in poor repair, debris is on the 
sidewalk or street lawn, and frequently there is no 
separation between sidewalks and adjacent park-
ing lots.

Traffic Count Location 2000 2005 2009 
% Change 

2005 - 2009 
% Change 

2000 - 2009 
Vetrans Pky. - South of W. Monroe 36,700 34,700 30,200 -13.0% -17.7% 
Vetrans Pky. - North of Wabash (White Oaks  Mall) 28,300 29,200 27,000 -7.5% -4.6%
MacArthur Blvd. - South of W. South Grand 21,400 24,700 18,800 -23.9% -12.1% 
MacArthur Blvd. - North of W. Lenox 24,500 24,600 21,600 -12.2% -11.8% 

2000, 2005 & 2009 
 

Source: IDOT 

ADT Trends On Selected Roadways
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The photograph to the left is illustrative of a typically over-
worked/overused utility pole along E. South Grand.  In addi-
tion to its primary use as a hanger for electric, telephone, and
cable television service wires, the pole is also being used to 
hang electric traffic signals and a mercury vapor street light 
fixture.  While it can be argued that the use of utility poles for 
such other public purposes is a smart cost-saving measure 
which also limits clutter from other supports, it is clearly ap-
parent that such arrangements are simply ugly and unappeal-
ing.  It should also be recalled that at least one of the stake-
holders interviewed commented on this very subject, stating 
that the use of utility poles for similar purposes should be dis-
continued.

Street furniture within the 
Planning Area is nearly 
non-existent.  Rarely does 
one find a trash recep-
tacle, bench, bus stop 

shelter or, for that matter, even a tree to stand under and 
escape the sun while waiting for a bus on a hot summer 
day.  The bench in the photograph to the right is the only 
bench within the Area, and it appears to be rather unin-
viting. 

The streetscape in any area is not simply defined by the 
quality, level of maintenance, or arrangement of public 
improvements.  Rather, the extent to which area business and property owners advertise 
their products and present their business – the appearance of their building façade – speaks 
volumes with regard to the desirability of the place as one in which to conduct business.  
The two photographs below are characteristic of the streetscapes that line the major road-
ways within the East Springfield Commercial Area.  Obviously, as currently built, this area 
suffers from considerable clutter.

It should be noted that in spite of the Area’s lack of visual appeal, the overall inadequacy of 
sidewalks, the absence of street furniture, and even the scarcity of any meaningful attempt 
to provide landscaping; the condition and design of Area street surfaces and cross-sections
is generally satisfactory.
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Existing Building and Site Conditions

The physical conditions of the structures in which people live, work, shop, receive profes-
sional services, etc., provide tangible evidence of a community’s overall health.  As a group, 
buildings represent one of the greatest assets of a community and, depending on the overall 
condition of the building stock, they can have a significant impact in the City’s ability to retain 
and/or attract businesses and residents.  Collectively, individual building conditions coalesce 
into patterns that can reveal investment and disinvestment, as well as maintenance and 
upkeep problems and characteristics.  Over time, positive circumstances tend to be self-
perpetuating.  Conversely, adverse conditions usually worsen if left unchecked.

To determine potential problems, PGAV conducted a “windshield” survey of building condi-
tions throughout the Planning Area.  This type of survey is oriented to exterior conditions 
only, and no interiors were evaluated.  Nevertheless, experience suggests that there is an
actual correlation between interior and exterior conditions.  Residents and businesses usual-
ly take care of the inside of a structure about as well as its front or street face.  The rears of 
buildings are often in worse condition than their fronts.

Obvious maintenance and repair problems related to siding, windows, roofs, gutters and 
downspouts, painted surfaces, porches, mortar, etc., form the crux of a windshield survey.  
However, more aesthetic concerns such as grassy areas and shrubbery care, the presence 
or absence of trash and debris, driveway and sidewalk pavement conditions, parking lot 
maintenance, vehicles and equipment parked on unpaved areas, signage, visual “clutter,” 
etc., are also factors.  Overall ratings of Excellent, Good, Fair, Pooror Dilapidated were as-
signed to each building where such observable conditions exist.

A brief definition of building condition categories based on the 5-scale measurement, with 
illustrations of buildings from communities other than Springfield, is provided below to assist 
the reader in better understanding the building conditions evaluations process.

� Excellent: Building is relatively new or has recently been rehabilitated.

� Good:  Building is not new but has been well maintained.
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� Fair:  Buildings classified as being in fair condition frequently have such minor defi-
ciencies as peeling paint, minor tuck-pointing may be needed, a few roof shingles 
may be missing, detached gutters, minor cracks on exterior masonry, etc.

� Poor:  Key features of buildings in poor condition include damage to windows & 
doors, major tuck-pointing needed (step cracking), pot holes in parking area, wood 
rot, dislodged sidewalk, etc.

� Dilapidated: Significant structural damage is evident. Demolition is a possible op-
tion.  Key building condition features include bowed roofs and/or, fire damage, etc.

Table II-4 shows the number and general condition of buildings and property located within 
the Planning Area.  A determination of building conditions was achieved based on a wind-
shield survey conducted by PGAV in November 2010.
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Table II-4
Building Conditions

Building Type Excellent Good Fair Poor Dilapi-
dated

Total 
Bldgs.*

Single-Family - 3 3 2 - 8
Commercial 4 45 9 1 - 59
Institutional 1 1 1 - - 3
Industrial 1 27 20 2 - 50
Total 6 76 33 5 - 120
* All parcels do not have buildings.

That survey, and a review of City/County records, shows that there are 120 primary build-
ings located within the study area, and that of these, nearly 50% are used for commercial 
purposes and, of these, 83% were found to be in  good to excellent condition.  Only one
commercial building was found to be in poor condition. Of the fifty (50) buildings located 
within the Planning Area that are used for industrial purposes, 56% are in excellent to good 
condition, and 44% were determined to have some type of deficiency and therefore placed 
in the fair-to-poor condition.  However, it should be pointed out that only two (2) buildings 
were classified as being in poor condition.

Although residential properties constitute the least significant development type within the 
Planning Area, they do, based strictly on percentages, have the highest concentration of 
buildings found to be in poor condition. This undoubtedly relates to the fact that these are 
residential buildings located in commercial or industrial settings.  As a result they have lost 
their desirability for continued residential use.

As noted previously, generalized exterior building conditions were evaluated and recorded 
using the 5-scale measurement technique described above.  That information has been 
mapped and is available for review on Exhibit 4 – Existing Conditions, located in Appen-
dix A.  As is typical of older communities throughout the country, the vast majority of the 
Area’s building stock (96%) is in excellent, good, or even fair condition, and only about 4% 
could be characterized as being in poor condition. It is also particularly noteworthy that no 
buildings within the Planning Area were classified as dilapidated.  

However, while this Area and the residential neighborhoods to the west appear to be rather 
solid in terms of building conditions, the area just a few blocks further to the west is suffering 
from large scale building neglect and abandonment.  Building conditions in an area roughly 
bounded by Cook Street on the north, Dirksen Parkway on the east, E. South East Grand 
Avenue on the south, and 13th Street on the west were evaluated in the July 2010 study 
conducted by the SSCRPC regarding Existing Land Use, Zoning & Property Conditions.  
The Property Conditions Map (Exhibit 5 located in Appendix A) clearly illustrates the 
physical deterioration which is occurring within that area.

Again, as stated at the outset of this section, the physical condition of the building stock 
within a specific portion of any community provides clear evidence of a neighborhood or 
community’s overall health.  Buildings represent an area’s greatest assets and, depending 
on the condition of those buildings, they can have a major impact in the City’s ability to re-
tain and/or attract businesses and residents.  Equally important, over time, adverse condi-
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tions within neighborhoods usually worsen if left unchecked. The presence and proximity of 
such conditions to the East Springfield Commercial Area represents an issue that must be 
addressed and resolved if this Planning Area is to achieve the redevelopment goals that are 
part of this planning document.

CRIME

Based on conversations with a select group of business men and women from the area, 
crime, or the perception of crime, was noted as a concern to these individuals.  Recognizing 
that crime related fears can represent a barrier to the successful redevelopment and/or revi-
talization of the Planning Area, PGAV requested specific crime data from the Springfield Po-
lice Department.

For comparative record keeping purposes and increased efficiency in patrolling, the City of 
Springfield Police Department has divided the City into eight “Police Beat Areas”.  Unfortu-
nately, because the “Beat Areas” which include the East Springfield Commercial Area cover 
a significantly larger territory, the information is really not representative of its smaller geo-
graphy.  More useful, but anecdotal, information was gained from talking with neighborhood 
police officers.  They indicated that, with respect to the East Springfield Commercial Area,
the crimes were somewhat typical of those associated with major commercial development 
areas.  These incidents involve predominantly vehicle break-ins and shoplifting.  It should be 
noted that the most recent data for the larger Beat Areas that include the Commercial Area 
have shown a 26.9% decline in the total number of offenses that have occurred during that 
period. However, interviews with various business persons within the East Springfield Com-
mercial Area suggest that crime does remain something of a concern for at least some of 
the business men and women who work within the East Springfield Commercial Area.  
Therefore, it is reasonable to suggest that a continued and perhaps stepped-up police pres-
ence throughout Beat Area 300 (which covers nearly all of the Area) is warranted.

RETAIL MARKET ANALYSIS

In order to determine a “trade area,” PGAV analyzed several different geographies based on 
drive-times – with the corner of Singer Avenue and South Dirksen Parkway as our center 
point – and input from local business owners and the East Springfield Commercial Redeve-
lopment Steering Committee regarding consumer tendencies.  Based on these considera-
tions, it was determined that the best area for analysis was represented by a geography de-
fined by a 15-minute drive-time from the aforedescribed intersection.  This “Trade Area” in-
corporates nearly all of the City of Springfield, a majority of the population of Sangamon 
County, and a majority of the County’s retail demand. The boundaries for this Retail Market 
Area are illustrated in Exhibit 6, Retail Market Area on the following page.

As noted later in this discussion, a drive-time analysis methodology (often preferred by na-
tional and regional retailers) can be deceptive in a city like Springfield.  Discussions with the 
two major retailers in the Area, JC Penney and Shop ‘N Save, indicated that their customer 
base is heavily skewed to the east, south, and southeast. Even using the “drive-time” anal-
ysis shows this skewing by the shape of the market area on Exhibit 6.  This area that incor-
porates the smaller communities to the east and south, and the unincorporated County 
areas, have represented areas of significant housing and population growth in this part of 
metro Springfield.  Also, IL Route 29 carries significant traffic from Taylorville to the south 
with commuting traffic to and from Springfield.  Therefore, in terms of territory, this eastern 
segment of the Retail Market Area is nearly as large as the rest of the Market Area to the 
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west. Therefore, it should be noted as the retail market demand data is discussed in the 
ensuing paragraphs of this section, that the demand is heavily influenced by this eastern 
sector of the Retail Market Area.

Table II-5 shows selected 2010 demographic characteristics for Sangamon County, the City 
of Springfield, and the Trade Area.  Although not specifically reflected in the Table, the City’s 
population has grown from 111,454 in 2000 to 116,250 in 2010 (a 4.3% increase), and the 
population of Sangamon County has increased from 188,951 in 2000 to 197,465 in 2010 (an 
increase of 4.5%).  These increases represent positive figures, from a retail sales perspec-
tive.

The Trade Area includes a total population greater than that of the City of Springfield, and 
also includes approximately 77% of the total population of Sangamon County. Similarly, the 
Trade Area also includes nearly 80% of the total Households of Sangamon County. Fur-

Exhibit 6 - Retail Market Area 

Summary Demographics 15 Minute 
Drive Time

City of 
Springfield

Sangamon 
County

2010 Population 151,976 116,250 197,465
2010 Households 65,843 51,438 83,319
Persons Per Household 2.31 2.26 2.37
2010 Median Disposable Income $41,514 $39,763 $43,296
2010 Per Capita Income $28,412 $27,901 $28,142

Socio-Economic Profile for Selected Areas

Source: Esri Retail Market Place Profile; April 1, 2011; U.S. Census 2010; 
PGAV Estimates.

Table II-5
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thermore, while the 2010 median disposable income of those residing within the Trade Area 
was about 96% of that for the entire County; the per capita income for the same period was 
actually slightly higher for the Trade Area than either the City or the County.  

Disposable income is defined as the amount of money that households have available for 
spending and saving after income taxes have been accounted for. Disposable person-
al income is often monitored as one of the many key economic indicators used to gauge the 
overall state of the economy and the ability of area households to support local businesses.

The Trade Area includes not only a majority of the population of Sangamon County, but also 
a majority of the total retail activity in Sangamon County.  Table II-6, below, illustrates this 
point by showing the total retail demand on the part of households in the County, along with 
the total retail sales which occur in the Trade Area. 

County Retail Demand Trade Area Retail Sales Percentage (Retail 
Demand/Retail Sales)

 $               1,992,459,317  $                 1,782,212,660 89.45%
Sourse: ESRI

Retail Demand / Retail Sales
Table II-6

As Table II-6 indicates, the Trade Area captures nearly 90% of all retail demand in Sanga-
mon County.  This fact means that the Trade Area analyzed here could be considered the 
“primary trade area” for the entirety of Sangamon County, as the majority of retail sales ac-
tivity occurs within this boundary.  This fact is a testament to the transportation network 
around the City of Springfield, which allows for quick and easy travel from one end of the 
City to another.  This ease of travel and access opens up portions of the City to a wider 
range of retail development possibilities.  

Determining the gaps in retail services in the Trade Area helps determine retail sectors to 
target for development and recruitment. Since the Trade Area accounts for nearly 90% of 
the County’s retail activity, PGAV can look to countywide gaps in retail services to make 
recommendations for retail development and/or recruitment. 

Table II-7, on the following page, shows the “gaps” in retail activity for both Sangamon
County and the Trade Area.  The gaps are highlighted in green. These gaps indicate the re-
tail goods and services for which consumers’ needs are met outside of Sangamon County, 
the Trade Area, or both.  These “gaps” may be understood as retail opportunities, as these 
figures indicate the amount of retail demand that is “leaking” from either Area and may be 
captured by the appropriate retail development.  The retail sectors in Table II-7 are classi-
fied according to NAICS (North American Industrial Classification System) Code, which is a 
standard classification tool for all industries.  

Table II-8, also on the following page, applies retail sales per square foot of retailers typical 
of each retail sector shown to the “gap” figure in order to provide a sense of the type and 
scale of retailers which may be attracted to the Study Area.  This table also presents poten-
tial retailers that fit the categories for which gaps in retail services have been indicated.  The 
average sales per square foot figures are presented in order to give an “order of magnitude” 
idea of retail development opportunity; and the retailers shown are listed in order to present 
an idea of the types of retail entities or activity which may fit or meet unmet retail demand.
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Industry Group Sangamon 
County Gap

Average 
Sales Per 

Square Foot 
for Typical 

Retailer

Retail  
Supported Unit Typical Retailers

Furniture & Home Furnishings 
Stores (NAICS 442) 7,163,956$ 200 35,820 Sq.Ft.

Value City, Weekends Only, 
Pottery Barn, HomeGoods

Electronics & Appliance Stores 
(NAICS 443/NAICS 4431) 8,718,645$ 350 24,910 Sq.Ft. Best Buy

Lawn and Garden Equipment and 
Supplies Stores (NAICS 4442) 1,099,363$ 300 3,665 Sq.Ft. Ace, TrueValue

Food & Beverage Stores (NAICS 
445) 22,697,652$ 250 90,791 Sq.Ft.

Save-A-Lot, Schnucks, Hy-
Vee

Health & Personal Care Stores 
(NAICS 446/NAICS 4461) 24,190,452$ 400 60,476 Sq.Ft. Walgreen's, CVS

Clothing and Clothing 
Accessories Stores (NAICS 448) 14,430,720$ 200 72,154 Sq.Ft.

T.J. Maxx, Marshall's, 
Burlington Coat Factory

Sporting Goods, Hobby, Book, 
and Music Stores (NAICS 451) 9,904,612$ 150 66,031 Sq.Ft.

Sports Authority, Dick's, 
Galyan's, Barnes and Noble

General Merchandise Stores 
(NAICS 452) 13,886,588$ 250 55,546 Sq.Ft.

Walmart, Target, Dollar Tree, 
Big Lots

Miscellaneous Store Retailers 
(NAICS 453) 6,542,951$ 200 32,715 Sq.Ft.

Michael's, Used Merchandise, 
etc. 

Gasoline Stations (NAICS 
447/NAICS 4471) 49,969,016$ $2,000,000 25 Store BP, QT, Philips 66, 7-11

Source: ESRI, PGAV

Table II-8

Sangamon County Retail Gap Analysis

Industry Group Sangamon County 
Gap

Trade Area Gap

Furniture & Home Furnishings Stores 
(NAICS 442) $7,163,956 ($2,332,838)
Electronics & Appliance Stores 
(NAICS 443/NAICS 4431) $8,718,645 ($470,383)
Bldg Materials, Garden Equip. & 
Supply Stores (NAICS 444) ($11,354,754) ($18,931,937)
Food & Beverage Stores (NAICS 
445) $22,697,652 ($26,652,025)
Health & Personal Care Stores 
(NAICS 446/NAICS 4461) $24,190,452 $10,219,785
Clothing and Clothing Accessories 
Stores (NAICS 448) $14,430,720 $101,072
Sporting Goods, Hobby, Book, and 
Music Stores (NAICS 451) $9,904,612 $3,538,568
General Merchandise Stores (NAICS 
452) $13,886,588 ($15,708,165)
Miscellaneous Store Retailers (NAICS 
453) $6,542,951 $1,338,995
Gasoline Stations (NAICS 447/NAICS 
4471) $49,969,016 $54,606,516
Source: ESRI

Table II-7
Retail Gap Analysis
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Table II-9, below, shows similar information for the Trade Area. According to information
provided by that table, a variety of retail stores may be added to the Study Area, the Trade 
Area, and the County, as long as they are of the appropriate retail type and scale to meet 
any retail demand which is not already met by existing retailers.  PGAV has made an effort 
to root out any unmet retail demand where it may exist in order to present recommendations 
for successful retail development efforts.  We would be remiss not to note, however, that 
success does not depend solely on the attraction of any of the national retailers listed in the 
two tables above.  To any extent possible, local entrepreneurs should be encouraged to de-
velop retail stores which may satisfy unmet retail demand.  The information contained in this 
report may provide guidance to local developers and investors.  

As noted earlier in this discussion, using typical drive-time measurements to define the trade 
area and the retailers that might be targeted for the East Springfield Commercial area can,
in this case, be somewhat deceptive.  While we believe the data accurately reflects the un-
met demand as it may presently exist in the overall trade area, we know from past discus-
sions with the two major project area retailers (JC Penney and Shop ‘N Save) that the cus-
tomer base is heavily oriented to the east and south, and to a lesser degree, the north.  
There are several factors that create this phenomenon.  First of all, there are major retail 
nodes in the western part of the City. These are along Veterans Parkway, at the I-72
/MacArthur interchange, in which we would include the Legacy Pointe development.  Virtual-
ly, a full range of retailers and restaurants can be found along this corridor and near the in-
terchange. In addition, there has also been a concentration of new retail development in the 
vicinity of the Dirksen/Sangamon intersection.  This area includes a relatively new Wal-Mart 
and a Menard’s, along with other retailers and restaurants.

The data in Tables II-8 (Sangamon County) and II-9 (Trade Area) show a demand (or “gap”) 
for various categories of retail that, in some instances, reflect significant square footages.  
Referring back to Exhibit 6 shows the Trade Area heavily skewed toward the east of the 
City.  This is because much of the new housing development (and therefore most likely a 
significant amount of the population increases in the County) have occurred in this area and 
from communities to the east and south.  This was confirmed through discussions with the 

Industry Group Sangamon 
County Gap

Average Sales 
Per Square 

Foot for Typical 
Retailer

Retail  
Supported Unit Typical Retailers

Lawn and Garden Equipment and 
Supplies Stores (NAICS 4442) $1,044,816 300 3,483 Sq.Ft. Ace, TrueValue

Health & Personal Care Stores 
(NAICS 446/NAICS 4461) $10,219,785 400 25,549 Sq.Ft. Walgreens, CVS

Shoe Stores (NAICS 4482) $465,045 200 2,325 Sq.Ft. Famous Footwear, Foot Locker, 
Payless

Sporting Goods, Hobby, Book, 
and Music Stores (NAICS 451) $3,538,568 150 23,590 Sq.Ft. Sports Authority, Dick's, 

Galyan's, Barnes and Noble
Other General Merchandise 
Stores (NAICS 4529) $8,435,524 200 42,178 Sq.Ft. Walmart, Dollar Tree, Big Lots

Miscellaneous Store Retailers 
(NAICS 453) $1,338,995 200 6,695 Sq.Ft. Michael's, Used Merchandise, 

etc. 
Gasoline Stations (NAICS 
447/NAICS 4471) $54,606,516 $2,000,000 27 Store BP, QT, Philips 66, 7-11

Source: ESRI, PGAV

Table II-9

Trade Area Retail Gap Analysis
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SSCRPC staff.  Therefore, there is demand for retail goods and services that these numbers 
reflect.  However, as noted previously, the major street and highway system around Spring-
field allows for easy access to the other shopping areas noted above.  Therefore, if the de-
velopment opportunities represented by these gaps are to be capitalized upon, there will 
need to be a concerted effort to promote the East Springfield Commercial Area as such an 
opportunity.

INTERVIEWS WITH AREA BUSINESS AND PROPERTY OWNERS

On January 9th and February 16th, 2011, PGAV conducted one-on-one interviews with ten 
(10) business and community leaders who are actively engaged in the East Springfield 
Commercial Area.  The purpose of those meetings was to solicit input relative to the issues 
and opportunities that these individuals recognize about the Planning Area and, at the same 
time, to learn more about their individual businesses or projects and the neighborhood 
based problems they routinely confront as they conduct their business.

Interviews and discussions such as those conducted for the East Springfield Commercial 
Area planning project inevitably unveiled certain opinions or concerns that were shared by 
several individuals.  The common threads that ran through the interviews conducted for the 
East Springfield Area included:

� There is a perception, and in certain cases clear evidence, that crime or the threat of 
crime is an issue that must be addressed.

� While the City has developed plans for the area, there has been little in the way of 
implementation, or even code enforcement.

� E. South Grand Avenue, South Dirksen Parkway, and East Clark Street are all major 
roadways that help to define the East Springfield Commercial Area and the adjacent 
neighborhoods. However, the overall appearance and deteriorating look of these 
streets presents a negative image that discourages people from coming into this 
area.

� JC Penney is an anchor for the area that must be kept and made more inviting.

� The area is underdeveloped.

� The City needs to be more proactive in plan implementation and the subsequent re-
vitalization of this area.

� Most of those interviewed felt that the overall accessibility of this area is a plus, and 
therefore a good place to do business.  However, the area needs and deserves more 
attention from the City.

� Several business owners spoke of their desire and need to expand, but they tend to 
be restricted by their inability to acquire adjacent properties at a fair market price.

� Several people thought that deterioration in the surrounding areas had a negative in-
fluence on their ability to bring customers and other businesses into the area.  
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SECTION III — REDEVELOPMENT GOALS
AND PLANNING CONSIDERATIONS

The overriding objectives of this Section are to:

1. Establish realistic and achievable redevelopment goals for the Planning Area;

2. Identify streetscape and site development concepts that will stimulate thought and inter-
est among City officials and local business and property owners regarding what “could 
be”; and

3. Identify financial incentive programs that offer the greatest potential for supporting the 
implementation of Plan recommendations.

PROGRAM GOALS

The order of listing of the project goals set forth below does not infer priority or preference.
With that understanding, the broad planning goals for the East Springfield Commercial Area 
as defined by the Planning Consultant are:

� To identify and promote opportunities for development and private investment in or-
der to attract sound and stable commercial growth, thereby enhancing the tax base 
of the City and reducing unemployment;

� To create an environment whereby the success of the revitalization program for the 
Planning Area creates a positive spin in the redevelopment and rebirth of the resi-
dential and neighborhood commercial areas to the immediate west;

� To craft an atmosphere that is inviting, secure and financially successful; and

� To establish a place that all Springfield residents can be proud of.

Other goals for the Area that were identified by the Planning Steering Committee, as well as
individuals attending public planning meetings, include:

� To be provided after the public open house.

�

�

�

�
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STREETSCAPE, KEY SITE DEVELOPMENT CONCEPTS, AND LAND USE PLAN

A principal element of the East Springfield Commercial Plan involves addressing several 
factors that are intended to set the overall direction for future growth and development of the 
Area.  The following text is divided into several areas of discussion as follows:

• Suggested Site and Streetscape Design Guidelines – These are intended to provide 
a basis of consideration and evaluation for the City and property owners to help im-
proved the overall visual image of the corridor.

• JC Penney Property Concept Site Plan – One of the largest and most underutilized 
properties in the Area consists of the property owner by JC Penney at the northwest 
corner of Dirksen Parkway and E. South Grand.  As one of the most prominent and visi-
ble properties in the area, it is important that the City work with JC Penney to induce bet-
ter utilization of this property.  This site plan concept, while not endorsed or approved by 
JC Penney, is intended to demonstrate the degree to which that parcel could be better 
used to the visual and financial advantage of JC Penney, the City, and the overall area.

• Concept Façade Treatment, NUDO Warehouse – This drawing is intended to provide 
an example of how to develop a more aesthetically appealing façade to an existing build-
ing elevation that has virtually no visual appeal.  In addition, the goal of this example is 
to show other property/business owners how to improve the appearance of their build-
ings with minimal expense.

• Conceptual Land Use Plan – The East Springfield Commercial Area is largely com-
prised of existing land uses that represent various businesses interspersed with some 
key vacant properties and at least one opportunity to redevelop a combination of par-
cels.  The drawing exhibit associated with this element is intended to provide an overall 
view of the potential for the Area.

Suggested Site and Streetscape Design Guidelines

While these preliminary guidelines are written for the East Springfield Commercial Area, the 
design recommendations provide solid advice that might be applicable elsewhere in East 
Springfield.  It should be understood, however, that these guidelines are preliminary in na-
ture and were written primarily for commercial areas.  Also, the main intent of the guidelines 
is to help improve the visual appearance of the East Springfield Commercial Area.   

To the casual observer or visitor to this Area, it quickly becomes clear that this commercial 
area has virtually no buildings with individual design merit or character. Furthermore, the 
streetscape throughout the Area is virtually devoid of any meaningful landscaping or pede-
strian amenities.  More pointedly, from a visual perspective, the East Springfield Commercial 
Area provides little to be desired. 

Though the Area may lack architectural character, it is, nevertheless, a portion of the com-
munity where more than 68% of the building stock was determined to be in good to excellent 
condition, and nearly 28% of the buildings are in fair condition.  However, collectively, these 
buildings and the associated existing public infrastructure combine to define the overall cha-
racter of the Area.  
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The following guidelines provide recommendations to improve the stability and desirability of 
the Area.  This portion of the planning document also offers suggestions and methods for 
improving buildings which have lost their character due to alterations or neglect.  Restora-
tion of buildings to the original design is not the goal of these guidelines, unless the building 
has some special merit. The guidelines focus on improving the public façade and appear-
ance of structures, streets, and public spaces to help create a positive identity for the East 
Springfield Commercial Area.   There are three types of structures which form the collective 
whole for this Planning Area: those that contribute, those that detract, and those that do nei-
ther.  The objective is to maximize contributing elements and minimize detracting elements,
thus creating a stronger, more attractive commercial area.

The improved identity and appearance of the East Springfield Commercial Area will provide 
an incentive for more redevelopment and community interest.  To successfully support revi-
talization, property owners, city staff, and other community organizations will need to make 
long term commitments to the Planning Area.  These guidelines are a resource for local 
leaders who agree to the commitment of improving the collective visual appearance and ac-
tivity of this important area.  The improved appearance and identity will then reflect the in-
vestment, vitality, and new civic pride of the East Springfield Commercial Area.

Specific guidelines for the Planning Area should be considered with a set of Key Objectives
for development and aesthetic improvements to include:

� Establish guidelines that will direct the desired mass, volume and scale of develop-
ment;

� Provide guidelines to the overall uses that are desired and can be supported by mar-
ket influences;

� Provide guidelines to foster the compatibility of the varied uses that currently exist or 
may be developed in the future;

� Incorporate landscaping and streetscape elements to provide a unifying theme 
throughout the Study Area;

� Identify the location, theme, materials, and scale, of strategically placed and deve-
lopable entry features that will announce one’s arrival in the East Springfield Area;
and

� Retain open space to create a visually appealing development pattern (open space
is defined as areas consisting of non-impervious surfaces that can absorb water.  
They may include water ponds, grassy, treed, landscaped, floral, sod, and other non-
impervious surfaces).

What follows is an outline of the principal site planning and design elements that should be 
considered during both plan development and plan review.  These are design guidelines 
that PGAV has developed for other communities.  They have been applied successfully in 
many other similar situations and, therefore, we believe have applicability to the East 
Springfield Commercial Area.  While not all of these elements and design factors will or can 
apply to every situation (especially on developed parcels), they can be used as a sort of 
“checklist” for developers and plan reviewers in designing new projects, improvements to 
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existing development, and development of streetscape (lighting, street trees, signage, etc.).
The three major categories of this process include Site Layout, Landscape Design, and Site 
Components. The various planning and design elements which fall under each of these 
three categories are also provided.

I. Site Layout:
 

A. Physical Features

1. Berms and landscaping should be used for screening, buffering, and tran-
sition of uses and developments.

B. Vegetation
 

1. Where feasible, preserve existing vegetation.  Minimize tree removal.

2. Incorporate landscaping into building design.

C.  Site Relationships of Design

1. Size, design, and orient buildings should be in concert with the existingter-
rain, existing buildings, and the surrounding area.  Design outdoor spaces 
to recognize and incorporate views, climate, solar angles, and the nature of 
outdoor activities that could occur in conjunction with the project.

2. Design of buildings should not impair or interfere with the development or 
enjoyment of other properties within the area.  Through site planning and 
design, projects proposed adjacent to dissimilar land uses should carefully 
address undesirable impacts on existing uses.  These impacts may include 
traffic, parking, circulation and safety issues, light and glare, noise, odors, 
dust control, and security concerns.

3. Unattractive project elements such as delivery zones, storage areas, trash 
enclosures, transformers, generators, and similar features should be sited 
in areas which are generally not visible to the public or must also be 
screened from view.

4. Sites should be designed to accomplish a transition from the streetscape 
while providing adequate planting and safe pedestrian movement.  Gener-
ous yard areas in excess of setback requirements are encouraged to pro-
vide for interesting relationships between buildings.

5. Include public plazas, courtyards, landscaping, public art and similar ameni-
ties, or public assembly areas that are accessible and visible from the
street.  

6. Phased projects should have design continuity with the total project.

D.  Pedestrian and Vehicular Circulation
 

1. Circulation patterns should be safe, obvious, and simple.  All likely pede-
strian routes should be considered in the design phase in order to eliminate 
“short cuts” which damage landscape areas.
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2. Decorative elements (e.g., fences, walls, etc.), wall extensions, plantings or 
topographic features should be utilized to screen parking and loading 
areas.

3. Access, general circulation, separation of pedestrian and vehicular traffic, 
and design of parking areas should be safe and convenient, while not de-
tracting from the design of the building and adjacent properties. Circulation 
systems should be designed to avoid conflicts between vehicular, bicycle 
and pedestrian traffic.  Pedestrian circulation should take precedence over 
vehicular circulation.  Where pedestrian circulation crosses vehicular 
routes, materials, textures, or colors should be provided to emphasize the 
conflict point and improve its visibility and safety.

4. Pedestrian linkages between uses in commercial developments should be 
emphasized. Distinct pedestrian access from parking areas in large com-
mercial developments is necessary.

5. In order to promote pedestrian movement, each new development is re-
quired to address pedestrian circulation within and between all develop-
ments.  This pedestrian system should be designed in an overall safe, 
clearly understood plan meeting ADA (American Disabilities Act) require-
ments.  There should be a minimum of five (5) feet wide sidewalks provided 
along or parallel to the development side of all roads within the Study Area. 

6. Provisions should be made for all types of transportation. 

7. Bicycle parking should be in highly visible locations and should be lockable.  

8. Shared driveways which safely provide vehicular access to more than one 
site are encouraged.

9. The visual impact and presence of parking should be minimized through 
the placement of parking areas to the rear and side of the property, rather 
than along street frontages. Parking areas may be considered in the front of 
the site in certain retail areas, such as neighborhood shopping centers, 
provided appropriate landscaping and setbacks are incorporated into the 
parking design. 

10. Where possible, there should be landscaped separation of parking areas 
and buildings to createa visual landscaped foreground for buildings.

E.  Pedestrian Orientation
 

1. High quality, pedestrian scale, and walkable areas are the objective.  Site 
and building design should address pedestrian needs and develop creative 
approaches to improving pedestrian interest, access, and enjoyment.

2. Continuous pedestrian activity should not be interrupted. Spatial gaps 
created in the street wall by parking or other non-pedestrian areas should
be minimized or eliminated.
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3. Blank walls and other “dead” or dull spaces at the street level should be 
avoided. Pedestrian open spaces, such as covered walkways, courtyards,
and plazas, are encouraged, as well as the development of open and at-
tractive passageways between buildings and blocks.

4. Visually interesting activities should be maintained and/or established to 
engage pedestrian interest. Outdoor seating and dining areas that face 
onto the street are encouraged.

5. Frontage design and signage locations should be coordinated with streets-
cape landscaping and street trees. Building frontages should be active, with 
large non-reflective minimally tinted window openings at ground level.

6. The rear façade of existing buildings should be enhanced to improve public 
access from parking lots and service alleys.

II. Landscape Design

A. All landscape plans should exhibit a concept. Landscaping is more than an ar-
rangement of plant materials with irrigation. Spatial organization, incorporation 
of site elements, and relationship to building and public areas should be consi-
dered.  

B. There should be a consistency of landscape design throughout a development. 
Different landscape themes may be used to heighten the distinction between 
spaces and to strengthen a sense of movement and space, but such themes 
should be internally consistent.

C. Setbacks should be landscaped in order to act as a buffer between buildings, 
between the building and the street, and to create a more pleasing view to and 
from the building.  Landscape plans should provide for screening of unfavora-
ble views and accentuate significant views.

D. Where landscape materials may be susceptible to damage by pedestrian or 
motor traffic, they are to be protected by appropriate curbs, tree guards, or oth-
er devices.

E. Parking areas, traffic-ways, and parking structures are to be enhanced with 
landscaped spaces containing trees, tree groupings, and shrubbery or other 
landscape enhancements, including berms.

F. Utilization of works of art, such as sculptures and fountains, should be incorpo-
rated into landscape plans.

G. Landscaped areas should be maximized and balanced throughout the site.  
Tree and shrub plantings should be grouped together to create strong accent 
points within the site plan.

H. Landscape plans should incorporate all site elements, such as outdoor lighting, 
signage, trash receptacles, fencing, etc.
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I. The scale and nature of landscape materials should be appropriate to the site 
and/or the structure.  Large-scale landscaping generally should complement 
large-scale buildings.  Landscaping of sites on major streets should include 
large-scale trees.

J. Existing landscape elements should be incorporated into landscape plans.  Ma-
ture trees, tree groupings, and other site features should be considered as de-
sign determinants.

K. Irrigation systems should be designed so as not to over-spray buildings, walks, 
fences, etc.

L. Berms should be an effective form of screening to separate incompatible land 
uses.

M. Trees are required for every fifty (50) lineal feet of landscaped setback area.  
Street trees (a minimum of 2 ½ -inch caliper) should be planted every 40 feet,
on average, along arterial roadways. However, they should not block visibility 
into the properties or cover signage.  Thus, consideration should be made for 
size at maturity and the height of the understory area for particular species.  It
may be appropriate to cluster trees into street lengths that avoid these prob-
lems.  Also, species should be carefully chosen so as to avoid trees that are 
susceptible to wind damage and those with root structures that are close to the 
ground surface and likely to damage adjacent paved surfaces.

N. Open space opportunities exist within the Study Area, especially at key inter-
sections and on underutilized property.  Open space can include grass areas, 
landscaped areas, water features or drainage ditches, sidewalks, and plaza 
areas or seating, but specifically excludes any portion of a site covered by a 
building, any paved area for vehicular circulation or parking, and any outdoor 
storage areas.

III. Site Components
 

A. Signage

1. All signs should be architecturally integrated and complement their sur-
roundings in terms of size, shape, color, texture, and lighting. They should
complement the overall design of the building and should not be in visual 
competition with other signs in the area.

2. New signs proposed for existing buildings should provide a compatible ap-
pearance with other building signage. Where no sign program exists, there 
should be an attempt to bring in a unifying element (such as size).

3. New construction design should anticipate signage and stipulatea sign pro-
gram.  New building design should provide logical sign areas, allowing flex-
ibility for new users. Designs that provide for convenient and attractive re-
placement of signs are encouraged.

4. Use of individual letters for all signing is preferred and encouraged over cab-
inet signs or wall-mounted signs.
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B. Lighting

1. Illumination should be appropriate to site activities.  Exterior lighting of the 
building and site should be designed so that light is not directed off the site 
and the light source is shielded from direct off-site viewing. 

2. The light source of externally illuminated signs should not be visible or 
create glare.

3. Exterior lighting should be architecturally integrated with the building style, 
material, and colors.

4. Fixture mounting height should be appropriate for the project and the setting.

5. Use of low, bollard-type lighting and landscape accent lighting is encour-
aged. 

6. Raised light pole bases should be attractively designed and well detailed to 
be compatible with the overall project.  

7. The use of neon should be limited and/or reviewed separately by the Plan-
ning Commission. A written statement from an architect of the intent explain-
ing the use of the lighting and the relationship to the project and its design to 
the surrounding environment should be submitted in conjunction with any 
proposed neon.

8. Street Lighting - Street lights should be provided in accordance with the 
City’s requirements, and as part of a coordinated fashion with other streets-
cape elements.

C. Utilities

1. All new on-site utilities (electric, telephone, cable TV) should be installed 
underground.  Surface transformer switching pads should be located and 
screened to be unobtrusive.

D. Stormwater Drainage

1. Drainage from rooftops or other impervious surfaces should not be con-
veyed into planter areas that are surrounded by hard surfaces without a 
drain inlet.

2. Drainage should not be conveyed or retained within the drip line of any tree 
on the site.

3. Drainage from landscape areas should be properly conveyed and con-
tained and should not be allowed to drain freely across sidewalks or land-
scape areas.

4. Detention areas, where required, should be natural in configuration, appro-
priately landscaped, and contribute to the enhancement of the site. 
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E. Screening (Fences and Walls)

1. All new sound walls, masonry walls, or fences should be designed to mi-
nimize visual monotony through changes in plane, height, material or ma-
terial texture, or significant landscape massing.

2. The design of fencing, sound walls, carports, trash enclosures, and similar 
site elements should be compatible with the architecture of the main build-
ings and should use similar materials.

3. All fencing should be designed as an integrated part of the site, rather than 
as a separate fence, i.e. planter wall, continuation of architectural wall, etc. 

4. Chain link fencing is discouraged; additionally, chain link fencing with wood 
or any type of inserts or lining is not considered suitable.  

5. Use of special fencing design or materials should be presented in the Archi-
tect’s Letter of Intent submitted for review.

6. All exterior trash and storage areas, service yards, loading docks and 
ramps, wood service poles, electric and gas meters, irrigation back flow 
prevention devices, transformers, etc., should be screened from view in a 
manner that is compatible with the building and site design.  Screening ma-
terials should be substantial, durable, and opaque, and should be well de-
signed. The location of such services should be sited with limited visibility to 
pedestrians and/or adjacent properties.

JC Penney Property Concept Site Plan

PGAV selected the JC Penney property at the northwest quadrant of the intersection of E. 
South Grand Avenue and S. Dirksen Parkway to illustrate how an underdeveloped and vi-
sually unappealing site might be transformed into a center of commercial activity.  The ob-
jective of this concept site plan is to demonstrate how this site might be reinvigorated to the 
benefit of the property owner, the individual businesses, the East Springfield Neighborhood,
and the City as a whole.

It must be emphasized that the Site Development Concept for the JC Penney Property 
which is shown in Exhibit 7, located in Appendix A, is entirely the work of PGAV and does 
not represent any plans or commitment of the JC Penney Company, the City of Springfield,
or any other developer.  Rather, it is hoped that this concept, which is partially influenced by
the findings of the Market Analysis described in Section II of this document, might generate 
interest and discussion relative to how this and other underdeveloped properties within the 
Planning Area might be modified to make them stronger economic contributors within the 
Springfield business community.

Several items should be recognized as the concepts presented in Exhibit 7 are reviewed,
and they are:

� Currently the JC Penney site is comprised of three parcels owned by JC Penney 
Company and totals nearly 29 acres in size.  The site is dominated by the JC Penney 
store, which is about 175,000 square feet in size and provides approximately 1,115 
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parking spaces.  It should be pointed out that until recent years the store operated a
ten bay automotive center along the southern side of the main retail building.  That 
automotive center was estimated to occupy about 15,000 square feet of the main 
building.

� While the interior of the building has undergone a costly and extensive renovation, 
telephone discussions with company representatives indicate that the only plans for
improving the building’s exterior are associated with replacement of the roof.

� The property currently has virtually no landscaping, and the building’s exterior finish 
is dated and may be original.

� For obvious reasons, the anchor store on any site expects, and should be provided,
excellent visibility from major roadways.  Therefore, the placement and massing of 
buildings on outparcel lots must be done in a manner that does not block the build-
ing’s visibility.  Similarly, large trees or plantings that block the view of the building 
would be unacceptable.

� The Site Development Concept presented in Exhibit 7 incorporates single story 
buildings that are appropriately spaced to ensure visibility to the JC Penney store.  
Furthermore, although some larger trees are shown, the majority of the plantings 
consist of small shrubs and/or small ornamental trees.

� Although the total number of entry points into the site remains unchanged at eight, in 
at least one instance the location of the curb cut has shifted.

Concept Façade Treatment, NUDO Warehouse

The NUDO warehouse(s) are located at 2415 E. South Grand Avenue at Taylor Avenue.
The building(s) has approximately 385 linear feet of frontage along E. South Grand Avenue
and provides approximately 52,000 square feet of warehouse space.  An adjoining building 
to the rear, and fronting on Taylor Avenue, provides an additional ±26,000 square feet of 
warehouse space.

Although this building was classified as being in “fair” condition, it does require painting, and 
the concrete surfaces in front of the building require repair.  In addition, there is no 
landscaping on the property and, as it is viewed from the street, the building has no aesthet-
ic appeal. 

E. South Grand Avenue, from S. MacArthur Boulevard to S. Dirksen Parkway, presents a
very negative visual image, one that likely discourages the movement of people from the 
western portion of the City to the Planning Area, and, for those who travel, is not deterred by 
conditions along E. South Grand Avenue as they enter the East Springfield Commercial 
Area from the west.  The visual announcement of entry into the Commercial Area is also 
less than spectacular or even welcoming.  If the façades of buildings fronting on E. South 
Grand were improved, they would not only announce entry into the Area, but they would be-
gin to present a more positive and inviting image.

Exhibit 8, located in Appendix A, shows what could be done with a relatively modest in-
vestment to improve the appearance of what is a rather stark and unappealing building 
façade.  The photo across the top of the page shows the existing warehouse building.
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Clearly the building’s length, lack of variety in color, absence of landscaping, and limited 
architectural features all combine to create a rather nondescript image.  On the other hand, 
the illustration across the bottom of the pages demonstrates how the overpowering length 
and color of the building can be minimized by different color treatments, the addition of ver-
tical plantings, landscape beds, and a few minor building enhancements, i.e., awnings over 
each of the man doors.

As with the Site Development Concept for the JC Penney Property which is described 
above, it should be understood that the illustrations presented in Exhibit 8 is a product of 
PGAV and, as such, does not represent any plans or commitment of the building’s owner, 
the City of Springfield, or any developer.  Again, it is hoped that this concept will generate 
interest and discussion as to how this and other buildings within the Planning Area might be 
changed to make them more appealing to observe and ultimately help to create a stronger 
economic environment within the Springfield business community.

Conceptual Land Use Plan

In order to create an overall vision for the future development/redevelopment of the East 
Springfield Commercial Area, a conceptual land use plan was developed.  It is intended that 
this plan be used in conjunction with the JC Penney Concept Site Plan and the NUDO 
Warehouse Façade Treatment Concept as references to provide these concept documents 
a general direction and guide for planning and development decisions within the Area.  The 
Conceptual Land Use Plan is depicted on Exhibit 9, located in Appendix A.  While most of 
the features of the Plan are self-explanatory, certain properties or property groupings are 
discussed in the following text based on the Text Reference Number shown on the plan map 
of Exhibit 9 and are referred to as “Project Areas”.

Project Area 1

This is a group of properties located immediately west of the Sangamon County 
health department facility (the former Cub Food building) on the north side of E. 
South Grand at Eastdale.  While this property has good visibility to E. South Grand, 
given its proximity to Dirksen, it might be considered a good retail location.  However, 
it backs to a high-quality residential subdivision to the north and is made up of a se-
ries of seven smaller parcels.  The plan recommends the development of these 
properties as a small office campus.  Such a development would consist of individual 
smaller buildings, not more than two stories in height, designed to have the look and 
feel of a residential subdivision.  There are several examples of this type of office de-
velopment on the west side of Springfield along the Veterans Parkway corridor.  This 
land use concept would have the added advantage of being a good neighbor to the 
single-family residential development to the north. Note that an Advance Auto Parts 
facility is already located in the southeast corner of this area.  A buffer zone or nega-
tive screen should be provided along the northern edge of this Project Area to pro-
vide a clear separation between the residential area to the north.

Project Area 2

This parcel is located between the County health department facility to the east and 
the JC Penney store to the west.  It was originally proposed to be developed for retail 
purposes possibly as a “strip center” component to the adjacent Cub Foods building 
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(now the County health department facility). This property has visibility to E. South 
Grand (although a Burger King restaurant is located on the E. South Grand fron-
tage).  With its proximity to the roadway, adjacency to JC Penney, and total area of 
about 6.4 acres, it is appropriate for this site to be used for retail purposes.

Project Area 3

See the discussion above about the JC Penney site.

Project Area 4

Eight parcels, comprising more than 33 acres, make up Area 4.  This largest of these 
parcels was a former drive-in theater site.  This area is grossly underutilized, pre-
sently only being occupied by a small number of commercial uses and one industrial 
use scattered at the southern and eastern peripheries of the Area.  The largest use is 
a small hotel.  Its proximity to the I-55 interchange makes it a prime retail site.  The 
Conceptual Land Use Plan recommends the redevelopment of this site for retail pur-
poses.  This represents an excellent and significant opportunity for the City to capital-
ize on the retail trade from the eastern and southeastern growth areas that is already 
being captured by the JC Penney and Shop ‘N Save stores.  However, it is recom-
mended that this be a secondary focus to the existing JC Penney site.  The City 
should actively work with the JC Penney corporate organization and promote the de-
velopment of the JC Penney property as a priority.  Once, a development plan for 
that property is established and additional new development starts to occur, the at-
tractiveness of Area 4 will be enhanced and development interest will be expanded.  
In the interim, the City may want to discuss the potential for a joint marketing effort of 
Area 4 for retail purposes with the existing property owners.  It is likely that the value 
of all parcels involved will be greatly enhanced if they are marketed as a “develop-
ment opportunity” location.

Project Area 5

This is a tract of approximately 1.2 acres owned by JC Penney and located north of 
the existing store at the southeast intersection of Singer Avenue and Schackleford 
Drive.  Because this parcel is relatively small and does not have good visibility to 
Dirksen Parkway, the Plan suggests that its use be office or light industrial in nature 
in keeping with the light industrial uses to the north and the pending use of the large 
adjacent tract to the west for a Pepsi-Cola facility.  While this is not a large parcel, it 
could accommodate a small office building or a small building for commercial service 
operations (small equipment repair/service, regional repair facility electronics and 
appliances, etc.).

Project Area 6

Located on the north side of Cook at Eastdale, and bordered on the north by Niccolls 
Road, Area 6 encompasses approximately 11 acres of land, a small part (0.8 acres) 
of which is unused IDOT right-of-way.  The entire western half of this area is vacant,
and the eastern half is occupied by single-family houses.  These houses are now 
surrounded on three sides by commercial or industrial uses and are located on a 
high-traffic corridor. They now represent obsolete, non-conforming land uses whose 
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value as single-family residences is now compromised by the adjacent non-
residential uses and high-traffic.  The fairly sizable parcels they sit on are now most 
likely worth more than the housing units themselves (from a market standpoint) for 
business park, industrial, or other commercial uses.  The Conceptual Land Use Plan 
recommends that these units be combined with the vacant property to the west for 
redevelopment in business park/light industrial type uses. It should be noted that this 
Plan recommends the principal retail commercial node of the East Springfield Com-
mercial Area be at the Dirksen/E. South Grand intersection.  Therefore, retail land 
uses in Area 6 should be discouraged because such use would only compete with 
and be a detriment to the retail focus that the Plan intends to foster at the Dirksen/E. 
South Grand intersection.

Project Area 7

The high-quality residential setting represented by the subdivision along Knoll Pointe 
Place is bordered on the north by four parcels containing approximately 6 acres of 
land.  These are a series of parcels that bookend the subdivision on the north and 
south (the parcels that are part of Area 1 are the south end).  Unlike, the parcels of 
Area 1, these parcels should be developed for residential uses.  Because of the 
closer proximity to Cook Avenue, it may be appropriate to consider higher-density at-
tached single-family or townhouse style residential development of this area.  And, to 
the extent possible, a buffer should be created along Eastdale to separate residential 
uses from the existing industrial area to the east.  As in the case of Area 6 and for 
the reasons discussed therein, Retail commercial use of this Area should be discou-
raged.

Project Area 8

See the previous discussion of the NUDO Warehouse Façade Treatment Concept.

Other Conceptual Land Use Plan Notes

The Conceptual Land Use Plan provides various other comments and suggestions that are, 
for the most part, self-explanatory.  However, a number of items should be particularly 
noted, which are discussed in no particular order of importance below.

• The entry to the City from I-55 on E. South Grand is an opportunity to celebrate the entry 
to the City with an entry signage/monument.  This signage should have a consistent, 
high-quality look and feel and be placed at every entry to the City from the interstate.  
Another opportunity exists at the Dirksen/E. South Grand intersection to announce entry 
to the East Springfield Commercial District. This is also the point at which enhanced 
streetscape elements should begin (i.e. street trees and decorative lighting).  One of the 
first major buildings to be seen is the NUDO facility, and the City should work with this 
company to encourage and assist in the implementation of the suggested façade im-
provements discussed earlier.

• The local Pepsi-Cola bottling and distribution operation is planning (as of the date of this 
document) to relocate to the large vacant tract that abuts the western edge of the JC 
Penney site and just north of the County health department building.  PGAV understands 
that the plan for this development is under review by the appropriate City and County 
planning agencies.  The Conceptual Land Use Plan suggests a truck routing scheme 
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that is intended to minimize the impacts of this operation on the single-family housing 
neighborhood that is adjacent to the west.  This would use a street called Schakleford 
Drive as a primary entry for all trucking, to both Pepsi and Penney, to occur via this 
roadway.

This is apparently a roadway that is owned by JC Penney as part of their overall owner-
ship of the large tract to the east, which includes their store.  It is expected that many of 
the truck movements will be coming from and going to I-55. Therefore, Schakleford Drive
would provide a routing using this roadway when coming from I-55 and returning to the 
highway via the signalized intersection at Singer Avenue and Dirksen.  Our discussions 
with the real estate division at JC Penney revealed a willingness on JC Penney’s part to 
transfer this road to the City (or alternatively to Pepsi).  This roadway will need some up-
grade and improvement to serve as a truck access route, but it is important to pursue 
this potential for the benefit of the residential neighborhood on the west side of Eastdale 
Avenue.

• Again, related to the Knoll Pointe neighborhood on the west side of Eastdale, it will be 
important to protect this neighborhood from any impacts from the proposed Pepsi-Cola 
operation.  The Conceptual Land Use Plan suggests buffer zones with vegetative 
screening along the western boundary of the proposed Pepsi site, as well as between 
this neighborhood and the proposed small-office campus to the south (discussed in the 
Area 1 discussion).  This issue should be noted during City and County review of the 
Pepsi site plan.  Also, it will be important for any site lighting to be directed down and 
away from this neighborhood. And, finally, to protect residential areas to the west, delive-
ries (truck loading/unloading) should be scheduled during normal daytime working hours 
to avoid infringement of excessive noise during evening and weekend periods.

POTENTIAL DEVELOPMENT / REDEVELOPMENT INCENTIVES

This section summarizes the basics of a few of the public financing incentives that may be 
appropriate for use in the East Springfield Commercial Area to encourage redevelopment 
activity of a scale and type amenable to the City’s vision for development within the Planning 
Area. Included among the most likely financing incentives available for use in the East 
Springfield Commercial Area are:

� Tax Increment Financing 

Tax Increment Financing (TIF) is not a new concept in the City of Springfield.  As a 
matter of fact, it has been used on eight separate occasions.  Those projects and the 
year of their approval are: Central Area / Downtown (1981), Fiat Allis Complex / Park 
South (1989), Near North Crossing (1994), Far East Side (1995), Enos Park Neigh-
borhood (1997), SHA / Madison Park Place (1999), Northeast (2003), and Jefferson 
Crossing (2007).  It is important to recognize that the Far East Side TIF covers a por-
tion of the area included in this planning document (see Exhibit 10, located in Ap-
pendix A).  This Far East Side TIF District was intended to support redevelopment 
efforts of the East Springfield Neighborhood, which is located immediately to the 
west of the Planning Area.

More specifically, TIF is a planning and financing technique used by Illinois munici-
palities, including the City of Springfield, to carry out development activities on a local 
basis – as described in the preceding paragraph. TIF allows the City to acquire and 
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prepare property for development and make needed public improvements. By using 
TIF, the City will capture the increase or growth in local property taxes resulting from 
a redevelopment project. This property tax increase or growth (the "tax increment") is 
captured and used by the City to help pay for certain public costs associated with the 
redevelopment project. 

Through TIF districts, the assessed valuation of real estate within a "blighted", "con-
servation", or "industrial park" project area is frozen. This base amount (taxes that 
are normally levied on real estate) continues to be disbursed to the taxing bodies 
serving the TIF area (e.g. county government, school district, etc.). However, the 
growth in property tax revenues generated in the TIF, over and above the base (fro-
zen) amount, is diverted to a special tax allocation fund established by the City of 
Springfield.

TIF funds may be used for demolition or rehabilitation of existing buildings; clearing 
and grading of the site; construction costs of public infrastructure improvements and 
capital costs; bond financing costs incurred by the City; interest costs incurred by a 
redeveloper; planning, architectural, engineering, legal and other services; training 
costs of business' employees within the redevelopment area; property assembly 
costs and occupant relocation costs; and costs associated with the implementation 
and administration of the redevelopment project.

The City can continue to divert the tax increment until all costs related to the redeve-
lopment project are paid, or for 23 years, whichever comes first. TIF districts may al-
so be extended seven years, for a maximum TIF life of 30 years. The municipality 
can use the tax increment revenue to pay for eligible project costs on a pay-as-
received basis or to provide a basis for issuing tax-exempt bonds to pay for the 
costs. It is also noteworthy that the TIF district boundaries can be expanded, an op-
tion that may be appropriate with regard to the Far East Side TIF.  Consideration of 
the expansion of this existing TIF District will be done during Phase II of this planning 
process.

Tax increment financing is locally initiated and administered. No Federal approval is 
required. Local units of government must: determine that the proposed TIF area is 
either "blighted", a "conservation" area, or an "industrial park conservation" area; de-
velop a redevelopment plan for the area; structure a related financing plan for the re-
development activities; conduct a public hearing on the proposed TIF designation of 
the area; establish a joint review board comprised of the various taxing bodies; for-
mally enact an ordinance designating the redevelopment project area; approve a re-
development plan and project; and adopt tax increment financing. 

Finally, Eminent Domain, the ability to acquire private property for the greater public 
good and to remove blighting conditions, is an instrument that is available under the 
provisions of TIF.

PGAV understands that the Far East Side TIF has not generated significant reve-
nues.  One consideration in thinking about the creation of a TIF for the East Side 
Commercial Area is the potential for a twofold positive impact.  One is the ability to 
use TIF as an inducement to developers (and to JC Penney) to develop the underuti-
lized properties in the Area, to assist existing property owners/businesses with build-
ing improvements, and to jump start a streetscape program.
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A second consideration would provide a benefit to the Far East TIF.  Due to a unique 
provision of the Illinois TIF Act, it is possible to “port” revenues generated within one 
TIF district to support development, assist existing property owners with building re-
hab or expansion, and public improvement goals in an adjacent district so long as at 
least one of the boundaries of the two districts touch.  A TIF encompassing the East 
Side Commercial Area (assuming that the area can qualify for designation under the 
TIF Act) could generate significant future incremental property tax revenues from a 
combination of new development and growth of assessed valuation of existing prop-
erties.  If the City were judicious in its use of TIF to induce new development and 
building rehab, the “excess” revenue could be used to assist with the far greater 
needs in the Far East TIF Area.  While establishing a TIF district is not a simple 
process and needs cooperation from the various taxing districts, the potential bene-
fits for the Area suggest that it should be seriously considered.

� Business District Development and Redevelopment

The creation of a Business District in accordance with Illinois State Statutes is 
another tool that may be appropriate for use in the East Springfield Commercial Area 
in order to help foster redevelopment of that Area.  Illinois state law allows for a
Business District to be established for a particular site or series of parcels. Assuming 
the City determines that establishment of a Business District would be an appropriate 
tool for use in this Area, the City has two options for its use:

• The City may rebate some or all of the City’s taxes that would be levied as a re-
sult of new development or redevelopment in the area (these are typically sales 
and property taxes, although local utility taxes could also be rebated).

• If the Business District is overlaying an area that has been declared “blighted” 
under the TIF Act, or if the area can qualify as blighted under the “blighted area” 
qualifications of the Business District Act, the City may implement an additional 
retail, service, or hotel motel sales tax to a maximum of 1% in quarter percent in-
crements. The proceeds from this new sales tax are applied to costs of the de-
velopment of the Area. Eligible costs are similar to those identified for eligible TIF
districts.  In a business district with mixed uses (i.e. retail establishments and ho-
tels), both taxes may be levied.

• A Business District may overlie some or only parts of other incentive areas (i.e. 
TIF Districts, Enterprise Zones, and or Special Service Areas). 

Within a Business District, the City may use the revenues created for a variety of 
purposes.  Eligible costs as stipulated in the Business District Act are similar to those 
permitted in the TIF act. The City may enter into agreements with other public or pri-
vate entities to build the planned improvements (either public or private) and to re-
bate the entity for the costs of those improvements.  The City may also issue notes 
or bonds which pledge the accrued Business District revenues to repayment of such 
debt.  

Other requirements, similar to TIF, are the “but for” provisions, the requirement of a 
Business District Development Plan, a required budget, required contiguity of parcels 
in the District, and required agreement between the BD plan and the City’s compre-
hensive plan. The time period of 23-years is also the same as TIF.
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� New Markets Development Program

The Illinois New Markets Development Program provides supplemental funding for 
investment entities that have been approved for the Federal New Markets Tax Credit 
(NMTC) program. This program will support small and developing businesses by 
making capital funds more easily available and will make Illinois more attractive to 
possible investors. 

The NMTC program provides state and federal tax credits to investors that make in-
vestments into approved funds which will make investments in eligible projects lo-
cated in low income census tracks throughout Illinois. 

The program provides non-refundable tax credits to investors in qualifying Communi-
ty Development Entities (CDE’s) worth 39% of the equity investment made into the 
CDE over a 7-year credit allowance period.

� Sales Tax Revenue Sharing

Municipalities may enter into agreement to share or rebate any portion of any retail-
er’s occupation tax that is generated by the development for a finite period of years. 
The municipality must make findings related to the property and, in general, the shar-
ing/rebate agreement should serve a public purpose, such as creating development 
in adjacent areas or creating or retaining jobs, enhancing the tax base of the munici-
pality.
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SECTION IV —STRATEGIC ACTIONS
FOR PLAN IMPLEMENTATION

Throughout this plan document a number of initiatives are suggested for implementation of 
the East Springfield Commercial Plan.  These are often discussed in conjunction with vari-
ous elements of the data and findings that resulted from the work of the consultant, PGAV 
PLANNERS, input received from the Steering Committee established at the outset of the 
project, along with input from key staff members of the City, the Springfield-Sangamon 
County Regional Planning Commission, and the Greater Springfield Chamber of Commerce.

For purposes of continuing a program to implement the principal goals and objectives of the 
Plan, certain key strategies and actions are outlined below.  It will be the responsibility of the 
sponsors of this Plan (the Chamber, the City, and the Regional Planning Commission) to 
initiate and continue these strategies and actions, although the predominant effort required 
will be the responsibility of the City and the Chamber.  The Steering Committee should pe-
riodically monitor these actions and activities, along with the Alderpersons from the Area.  
The roles of these individuals will be particularly important where action is needed on the 
part of the Mayor and Aldermen for legislative actions which may be necessary.

The recommended actions and strategies to be pursued are outlined below.  These are not 
set forth in any particular order for undertaking.  Rather, these are all items that should be-
gin upon adoption of the Plan and continue in an ongoing fashion until the action/strategy is 
completed.  It should also be noted that these are the principal action/strategy items sug-
gested.  Each of these items has sub-set actions that are involved with their implementation.

• Continue to pursue the development of the JC Penney property.

- Maintain established contacts with key corporate individuals and indicate a willing-
ness to participate with City financial incentives (i.e. TIF, Business District, and/or 
Sale Tax Rebate).

- Make any financial assistance contingent on improvement to the exterior improve-
ment of the existing store.

The achievement of the exterior improvements of the JC Penny store, and the development 
of the remainder of the property with quality retail uses as described in Section III of the 
Plan and as shown on Exhibit 7 in Appendix A, is a priority of the planning program imple-
mentation.  This project will be a catalyst to rehab/redevelopment of some of the outparcel 
uses in Area 8 and the redevelopment of Area 4.  The proposed Pepsi project will also act 
as a catalyst by bringing workers into the core of the East Springfield Commercial Area.  The 
City has taken the lead in the effort to improve the JC Penney site and should continue in 
that regard.

• Analyze the potential boundaries and strategy for a TIF district that would encom-
pass key segments of the East Springfield Commercial Area.

- PGAV evaluations would suggest boundaries that encompass Areas 1 through 5 as 
identified in Appendix A, Exhibit 9, Conceptual Land Use Plan, plus a portion of 
the frontage along E. South Grand that includes the NUDO property.  As part of an 
initial TIF Redevelopment Plan strategy, it will be necessary to evaluate the ability to 
qualify the properties involved to see if statutory qualification factors can be met and 
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a boundary can be created that can link these areas together.  The property evalua-
tions associated with this planning program indicated that the suggested area for TIF 
designation may qualify.  However, it will be necessary to conduct a more thorough 
analysis that concentrates on all the requirements of TIF qualification in order to un-
cover any issues and determine what properties can or can’t be included.  In addi-
tion, priority should be given to making a connection to the existing TIF district to the 
west (the Far East TIF).  This district has been struggling in terms of revenue gen-
eration, and it is possible that revenues generated in the proposed TIF could assist 
the project and public improvement needs in the Far East District.  This is also noted 
earlier in this report.  

- Also, consider the timing of TIF establishment.  It will be important not to establish a 
district wherein the TIF “clock” starts ticking before real, revenue generating projects 
are ready to begin.  The “if you TIF it they will come” strategy often does not work, 
particularly in the current economy.  The JC Penney property (discussed previously 
in this report and below) is the likely trigger for the establishment of a TIF for the 
area.

This action item will be primarily the responsibility of the City, but support of the Cham-
ber, the Alderpersons, and the Steering Committee will be important to initiation and 
adoption of a TIF designation at the right time.

• Pay careful attention to the traffic flow and access issues associated with the pro-
posed Pepsi development.

- The Conceptual Land Use Plan (Exhibit 9 in Appendix A) and related text in Sec-
tion III of this report makes some specific recommendations relative to truck access 
to the proposed Pepsi development to the west of the JC Penney property.  This has 
some impact on roadway construction and signalization.  While the connection point 
at E. South Grand may need to be shifted from that shown on the exhibit to align with 
existing signalization, it is important that the residential area to the west not be im-
pacted by this proposed development.  The City should work with Pepsi’s architect 
and engineer to be sure that this high quality neighborhood is not negatively im-
pacted.  Note that this also relates to the discussions with JC Penney, since they ap-
parently own Schackelford Drive and have indicated to PGAV a willingness to dedi-
cate the right-of-way and associated roadway to the City or to Pepsi.  In addition,
coordination may also be necessary with the property owner of Project Area 2, as 
shown on Exhibit 9, particularly if using Shackelford Drive as a principal entry for the 
proposed Pepsi development needs to be connected to the signal at E. South Grand 
that serves the Health Department facility.

The Conceptual Land Use Plan recommends retail uses for this property and it can 
be expected that, once improvements to the JC Penney site are announced, the at-
tractiveness of Area 2 for retail purposes will increase.  Although the site is relatively 
small, it could accommodate a free standing single use or a “strip” building capable 
of accommodating multiple smaller users. The County’s purchase of the adjacent 
Health Department facility from the same property owner as that of Area 2 included 
some restrictions on the types of retail uses that could occur on this site.  While the 
exact nature of these restrictions isn’t known by PGAV, it is assumed that most re-
tailers capable of using this relatively small site (such as restaurants, coffee shops, 
cell phone outlets, florists, etc.) are not excluded.  It is understood that these restric-
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tions apply to such uses as liquor stores, tobacco shops, etc.  However, this may ex-
clude use by some of the drug retailers (i.e. Walgreens or CVS) that sell these prod-
ucts.

This action is the responsibility of the City.

• Evaluate the potential costs associated with redevelopment of the properties at 
the northeast corner of the Dirksen/E. South Grand interchange (Area 4 on Exhibit 
9) in order to understand what financial support may be required from the City.

- Determine the potential acquisition costs (using assessor data as an initial basis) of 
the properties

- Determine (generally) what other extraordinary costs may be associated with this re-
development effort (i.e. grading, drainage, internal roadways, utilities, intersection 
improvements with Dirksen, etc.).

- After a deal with JC Penney is secured, begin to talk with prospective developers 
about redevelopment of this area. (Once a deal with Penney can be announced, the 
development interest in this area should increase significantly).  It is important that 
the JC Penney deal be secured before actively pursuing this opportunity so that it 
does not become a competing priority for City resources and developer interest.  
PGAV believes that revitalizing the exterior of the JC Penney building and develop-
ing vacant and underutilized portions of that site should be a priority.

- Again, it is likely that any redevelopment of this property will require incentive assis-
tance on the part of the City.

This action item is primarily the responsibility of the City.

• Begin discussions with NUDO representatives about the façade improvements 
that are associated with their property along E. South Grand.  This property will 
provide an example for others and will allow the City to establish a basis for 
streetscape elements such as types of street lighting fixtures, street trees, etc.

- PGAV prepared a generalized estimate of the costs to implement the building 
façade, landscaping, and street lighting improvements, arriving at a total cost of ap-
proximately $96,000.  This cost represents those costs associated with all façades 
visible to the street treated, as shown on Exhibit 8 in Exhibit A, and includes the 
costs associated with actually designing the improvements. The purchase and in-
stallation of the decorative street lighting fixtures will represent approximately 21 to 
25% of the total cost ($20,000 - $24,000).

- The City should recognize that the improvements involved are not integral to NU-
DO’s business and, unlike a retail establishment where the exterior appearance of a 
property has monetary value, in their case the investment would be largely the 
equivalent of a “charitable” community benefit. In the current economy, they may not 
be willing to make such an investment without a way to recoup at least some of the 
costs.
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- If a TIF district is ultimately created that includes this portion of the larger East 
Springfield Commercial Area, the cost of the improvements by NUDO could be repa-
id via TIF revenues.  Even if the improvements do not result in increased valuation of 
the NUDO property, other revenues generated within the TIF district could be used to 
support their costs.

- Also, the City has other community development funding sources (such as Federal 
Community Development Block Grant (CDBG) funds) that may represent a source of 
funding to accomplish this.  Because this is intended to be a demonstration project 
for the E. South Grand and Dirksen corridors, certain Federal Highway Administra-
tion funding may be available (typically via IDOT) for a “streetscape” project such as 
this.  Combining such sources of funds may allow for this project to occur without the 
use of TIF.

This action item is also primarily the responsibility of the City, although the final design of 
the improvements will be the responsibility of NUDO.

• Establish design standards and guidelines for streetscape improvements for the 
E. South Grand and Dirksen corridors.

- As noted above, as a pilot project, the NUDO improvements will provide the example 
for improving the look and image of this important entrance to the City.  Obviously, 
the City will need to be actively involved in establishing the design standards for any 
public improvements aspects of the project (i.e. decorative lighting standards, side-
walks, street trees, etc.).  It is intended that the street lighting, permitted street tree 
types, etc., be used throughout the Area.

- As noted previously in this report, it is suggested that certain streetscape design 
standards be established for the overall area, and an example of such guidelines has 
been provided. It will be important that, as development and/or redevelopment ac-
tivities occur along these corridors, the standards be applied as part of the planning 
review process for development.  While it may be possible to initiate a project that 
creates a streetscape concept for these two corridors, such a project may not be ap-
propriate in this instance due to the fact that many separate development and/or re-
development projects will be involved over time.  By establishing a set of standards 
and guidelines that are applied as projects are planned, the overall appearance of 
the area will gradually improve and begin to have a coherent look and feel.

The City will be required to take the lead in this effort, but it will be important that the 
business community and property owners in the area are behind such an effort. There-
fore, consideration might be given to creating a design review committee from the East 
Springfield area that reviews development proposals.

• Develop a marketing program for promoting the redevelopment of all key areas 
within the overall area.

- As noted previously, Exhibit 9 identifies eight areas with development/-
redevelopment suggestions for each.  The City, working in close coordination with 
the Chamber, should develop a strategy for marketing each of these specific oppor-
tunities.  This will also require discussion and coordination with the property owners 
involved in each instance.  Making the local and regional development and commer-
cial real estate community aware of the goals and objectives of this plan and the de-
velopment goals for each area is an excellent way to start such efforts.
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- If a TIF is established, marketing to the development and real estate communities 
aware of its establishment will be a key strategy.

- Adopt the East Springfield Commercial Plan as a supplement to the City’s Compre-
hensive Plan, publicize its adoption, and put it on the City website.

- The City and the Chamber should consider preparing a “development opportunities” 
information sheet for each of the potential development/redevelopment areas that 
can be used to promote these areas to the real estate and development communi-
ties.  These sheets could also be made available as PDF documents on the City’s 
and the Chamber’s respective websites.  Most of the information required for this 
marketing tool will be available from various components of this Plan.

While the City has an ongoing economic development program to promote development 
and redevelopment of City areas and sites, this needs to be a special marketing effort 
that should be a joint undertaking of the City and the Chamber.

• Via the discussions with Pepsi regarding the proposed relocation of their facilities 
to the site east of JC Penney, determine how the City might influence the redeve-
lopment of their existing properties and adjacent parcels.

- While the current Pepsi properties are not part of the East Springfield Commercial 
Area boundaries, the relocation of Pepsi will provide an opportunity for 
reuse/redevelopment of their site and certain adjacent parcels on Cook Avenue be-
tween Martin Luther King and McCreery.  PGAV does not endorse further prolifera-
tion of commercial development along Cook; however, a combination of these prop-
erties represents an opportunity to locate a grocery store that could serve a large 
residential area of the community to the north and south of Cook Avenue.  The con-
cept is that the combination of these properties could provide a “neighborhood” 
commercial node, as opposed to the retail targets discussed above and previously 
discussed in this report (the JC Penney site and Area 4) that are intended to serve a 
larger market area that is to the east, southeast, and south of the City.

- A Wal-Mart Express represents an example of the type of smaller food store that 
might be appropriate for this location.  Using the local development community 
and/or one of the managers of the existing Wal-Mart stores in the City as a resource, 
the City should initiate contact with the appropriate corporate Wal-Mart representa-
tives to see if this concept can be pursued.  Other food retailers should also be con-
tacted since many of the larger companies now have similar smaller store concepts.

This should also be a joint effort of the City and the Chamber.

• Actively promote the other smaller development opportunities within the overall 
area (See Section III and Exhibit 9 in Appendix A).

- Areas 1 and 7 bookend a high-quality residential neighborhood on the south and the 
north.  The recommended development scenarios (higher density residential on the 
north and an office campus for small users on the south) are discussed in Section III
of this report.
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- Areas 5 and 6 provide an opportunity to encourage some smaller light-industrial or 
business-part-type uses.

- Area 8 includes the Shop ‘n Save store which is a successful retail operation.  How-
ever, there are adjacent buildings that represent opportunities for better reuse or 
complete redevelopment.

The City and the Chamber should work together to promote these opportunities.
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APPENDIX A

MAPPING
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