
 
College Street Corridor Plan 

Meeting 3 
February 15, 2012 

 Agenda 
 

• Welcome and Introductions 
• Comment Summary Since Meeting 2 
• Framing of Comments and Discussion (Plan Concept Discussion Paper) 

• Review Conceptual Plan and Visual Representations  
• Discuss Next Meeting-Prioritization (February 29th)  
• Conclusion 
• Follow the planning process at 

www.springfieldmo.gov/collegestreet 
 

http://www.springfieldmo.gov/collegestreet�


Comment Summary From Meeting 2 

• Improved streetscape including lighting, sidewalks, bike lanes, and burying 
utilities. (Already planning to upgrade appearance of “Art Wall.”) 

• No median in street like W. Grand and no roundabout (traffic circle). 
• Lighting in alleyways to reduce crime. 
• Widen the right of way to accommodate improvements. 
• Public access to West Meadows, possibly a footbridge over the railroad 

track at Broadway. 
• Route 66 signs and graphics.  Look to 11th Street in Tulsa for examples. 
• Remove on-street parking. 
• Appropriate and flexible zoning, including live/work opportunities, including  

artists, to promote compatible mixed-uses.  Model after elements of Center 
City zoning. 

• Greater residential density including townhouses. 
• Honor the history and character while recognizing existing conditions and 

providing for the future. 
• Redevelop sustainably.  Reduce, reuse, recycle. 
• Reduce flooding. 

 



Comment Summary From Meeting 2 
(Continued) 

• Consider development like Green Lake Park in Seattle with residential and 
neighborhood commercial use adjacent to the park. 

• Use the topography to create view-sheds of the West Meadows. 
• Restore Hawkins Mill for public use. 
• Create gateways at Grant, Kansas, and Broadway with public elements. 
• Look to E. Walnut redevelopment as a guide. 
• Create an environment attractive to families including areas for single 

family, owner occupancy residences, and walking 
• Have as much open space without removing all wilderness elements. 
• Provide water features, possibly at Fort and Broadway, and possible in 

conjunction with stormwater management. 
• While desiring certain development patterns, consider market demand. 
• Broadway and College should become the vibrant core of the 

redevelopment. 
• Bring a neighborhood market back. 
• Continue environmental cleanup. 

 



Comment Summary Following 
Meeting 2 (Google Group) 

 
• Should consider a median in College Street. 
• Can exist with working train with appropriate safeguards. 
• Upgrade the appearance of the bridge. 
• Community  group sponsor events. 
• Keep commercial idea alive. Not more rental property. 
• Celebrate the entrepreneurial spirit that defined the 

Mother Road-ensure new development follows styles of 
the Route 66 era. 



Comment Summary Following 
Meeting 2 (Conversations) 

• Some property owners are willing to redevelop their 
properties once the plan is established. 

• There is not a market for new development on a large 
scale, but may be strategic projects that make sense. 

• The mixed use of the area generally works where 
blighting conditions are not a factor. 

• May be market for small shops in existing building at 
Broadway/College node if blight is removed. (Mark Cockrum is 
already in process at 1031 College) 

• Rail reconfiguration is crucial for reaching full 
redevelopment potential. 



Summary From West Meadows 
Meeting 

• West Meadows undergoing environmental cleanup. 
• Planted with native grasses and plants. 
• Full public access may be after railroad reconfiguration. 
• Limited public access targeted within 5 years or less. 
• Hope to complete rail reconfiguration within 10 years. 



Plan Concept 

Issues 
 
• The area is generally neglected and blighted. 
• Some public facilities are lacking. 
• There is poor access for fire protection in some of the corridor. 
• Flooding in part of the corridor. 
• The eventual completion of West Meadows, including 

implementation of the Rail Reconfiguration Plan, is very 
important to the redevelopment of College Street. 

• The streetscape environment and pedestrian facilities are 
poor, including the retaining “Art Wall.” 

• Conflicting land uses have evolved. 
• Some businesses became obsolete, leaving vacant buildings. 
• The corridor lacks an ‘identity.’ 

 



Plan Concept 

Opportunities 
 

• The location of the corridor in relation to downtown, future 
West Meadows, the West Central Neighborhood, and the high 
traffic volume of Kansas Expressway. 

• The topography creating a potential viewshed of the West 
Meadows. 

• The history of the area, including College Street’s role as 
Route 66 and some remaining older buildings. 

• Existing established business activities. 
• Ongoing plans to relocate railroad tracks and reduce flooding. 
• Vacant land, and land that may become vacant, offer 

opportunities for new construction. 
 



Plan Concept 
(Existing Land Use Discussion) 

• Sub-district 1.  This sub-district is anchored at Grant Avenue 
by two business establishments, Bud’s Tire and Wheel (since 
1958)(formerly a Route 66 era filling station) and Mother’s 
Brewery, a relatively new business retrofitting a long time 
bakery facility.  At Broadway are a beauty shop and an 
abandoned filling station, dating back to Route 66 times.  In 
between are a mix on small businesses and housing, 
apparently existing in relative harmony.  However, some of the 
older housing is in poor condition. 

• Sub-district 2.  Olive Street was a housing district in Route 
66 times and before, but since it was zoned industrial, it was 
converted into a commercial, warehousing and office district, 
with only two older houses remaining. 

 



Plan Concept 
(Existing Land Use Discussion) 

• Sub-district 3.  College Street between Broadway and Fort consists 
of a wide variety of land uses including single family housing, 
multiple family housing, a salvage yard, an auto repair business, and 
a former commercial node.  Included are buildings in very good 
condition and those that are probably beyond economic feasibility 
for rehabilitation.  There are definitely issues with the land use mix in 
this sub-district. 
 

• Sub-district 4.  College between Fort and Kansas Expressway 
generally consists of industrial and commercial uses. North of the 
corridor, the dominate land use is salvage yards and commercial 
uses.  Jordan Creek also traverses the sub-district through here, 
creating a large flood plain.  Fort Street and the topography form a 
barrier, between sub-districts 3 and 4, allowing for relatively 
harmony between the sub-districts.  The former Hawkins Mill is 
located on the southeast corner of College and Kansas Expressway, 
creating a future opportunity for an iconic gateway to the corridor. 
 



Plan Concept 

• The future should be created in phases.  Phasing is desirable for several reasons: 
 
• A long range vision is emerging that is closely aligned with the fulfillment of the vision 

for the West Meadows.  In time, it is anticipated to be fully realized, but the complete 
vision requires the reconfiguration of the railroad tracks.  Once this is accomplished, 
College and Olive Streets will be seamlessly connected with the West Meadows, 
without the barrier and safety hazard of railroad tracks. 
 
 

• At that time, it is anticipated that demand for commercial activities will be more 
defined and it may be possible to develop new, multi-use buildings or a center to 
support, and be on the edge of West Meadows. It is also anticipated there will be 
increased demand for residential as the West Meadows plans are complete. 
 
 

• So, we need to continue creating a long range desired future for the corridor so it is 
evident what we are reaching for in the future.  However, for now, we should develop 
a short-range plan that will begin the redevelopment process with current levels of 
economic demand and considering the current national and local economic realities. 
 



Plan Concept 

Short Range Plan (1–10 Years) 
 

• While there may not be an identified economic demand for clearance of blighted properties and 
the provision of new development centers at this time, there are many steps that can be taken to 
improve the livability and economic vitality of the corridor in the short term.  These, in turn, will 
improve the image and identity of the College Street Corridor and set the stage for reaching the 
ultimate, long range vision. 
 

• The steps are summarized as follows: 
• Eliminate the blighting conditions and make use of resources in place.  

– Enforce health and safety ordinances. 
– Rehab if feasible. 
– Demolish if necessary. 

•   
• Encourage infill development. 
•   
• Create a customized, flexible, mixed-use zoning ordinance. 
•   
• Encourage land assemblage along south side of College between Fort and New Avenues to 

construct a multi-story, multi-family development, overlooking the future West Meadows. 
  
 



Plan Concept 
Short Range Plan (1–10 Years) 

 
Upgrade public facilities by incorporating into Capital Improvements Program. 
  

– Provide sewer main service to all properties, particularly those on the north 
side of College, west of Broadway at the proposed commercial node. 

– Replace all 6 inch water lines with 8 inch lines. 
– Provide attractive streetscape including lighting, wider sidewalk, lighting, 

parking, and landscaping. 
– Upgrade Fort Avenue, including new street surface and attractive 

streetscape with pedestrian access into West Meadows.  Include screening 
from the salvage/recycling business 

– Acquire property on Broadway to extend alleyway between New and 
Broadway, and College and Walnut. 

– Improve the appearance of electric lines along College Street by burying or 
other means (such as Robberson Alley downtown); particularly between 
Fort and Broadway Avenues. 

– Continue implementation of Corps of Engineers project to manage 
stormwater in order to reduce flooding in the western section of the corridor. 

 



Plan Concept 
Short Range Plan (1–10 Years) 

 
• Utilize proposals in the Route 66 Corridor Management Plan to announce this area as a 

section of Route 66. 
 

• Construct Route 66 themed roadside park on city-owned land on the north side of College 
Street, east of Fort Avenue.  Install Route 66 signage and graphics celebrating the former 
status of College Street as part of the Mother Road; OR offer the property for residential 
redevelopment to private developers. 
 

• Provide gateways at Grant and Broadway Avenues and Kansas Expressway announcing 
this as the West Central Neighborhood portion of Route 66. 

  
• Encourage retail establishment reliant on large traffic volumes at northeast corner of 

Kansas Expressway and College Street that will also serve the neighborhood with basics. 
 

• Use Brownfields assessment program to address environmental questions, including 
former filling stations, and “diesel spring.”  Continue cleanup programs as needed. 
 

• Clean up Jordan Creek, including unnecessary brush, weeds, trash, and homeless camps.  
Form stream team to maintain the creek following initial cleanup and improvement. 
 

• Refurbish the retaining “Art Wall” along the south side of College Street. 



Plan Concept 
Long Range Vision (10-20 Years) 

Long Range Vision (10-20 Years) 
 

• Once the rail reconfiguration is complete, there may be 
greater market demand and opportunity for clearance and 
redevelopment with new mixed use structures, especially in 
Sub-district 2 (Olive Street) and the commercial node at 
Broadway and College. 

•  A seamless connection can then be established between the 
College Street Corridor and the West Meadows of Jordan 
Valley with a mixture of residential and commercial uses. 

 
• This concept will be discussed and further developed over the 

next several weeks. 

 



Overview of Planning Area 



Plan Concept 
Short Range Plan (1–10 Years) 

 



Plan Concept 
Short Range Plan (1–10 Years) 

Sub-districts 1 & 2 

 



Plan Concept 
Short Range Plan (1–10 Years) 

Sub-district 3 

 



Plan Concept 
Short Range Plan (1–10 Years) 

Sub-district 4 

 



Route 66 Images and Graphics 

Themed Street –Roadside Park 
Missouri Route 66 Corridor Management Plan 



Route 66 Images and Graphics 

Pavement Stamps 
Missouri Route 66 Corridor Management Plan 



Route 66 Images and Graphics 

Way finding 
Missouri Route 66 Corridor Management Plan 



Street Section 

Existing R.O.W. 



Bridge Concept 

Greenway Trail Along Jordan Creek 
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