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COMMERCIAL
COMMERCIAL STREET
STREET PLAN
PLAN

EXECUTIVE
EXECUTIVE SUMMARY
SUMMARY
OVERVIEW
As part of the Forward SGF initiative to establish a new
Comprehensive Plan, the City of Springfield initiated and
funded an updated plan for Commercial Street. Recognizing
Commercial Street’s unique position in Springfield as a
cherished historic district and destination attraction for the
entire city, the 2021 Commercial Street Plan builds upon the
last comprehensive planning strategy that was prepared in
2006.
A great deal has changed in the Commercial Street Historic
District in the past 15 years, and a new plan is needed

to guide the district through the next 20 years. To assist
the City and Commercial Street stakeholders to complete
the Commercial Street Plan, Denver-based Progressive
Urban Management Associates (P.U.M.A.) was engaged.
P.U.M.A., a firm specializing in community planning and
development, brought familiarity with Commercial Street,
having worked on past planning efforts in Springfield’s
center city area. The Commercial Street Plan, while
conducted in a separate independent process, will be an
integrated, contributing element of the overall Forward SGF
Comprehensive Plan.

PLANNING PROCESS
The six-month planning process was completed in the fall of 2020 through early 2021. Despite challenges brought upon by
the COVID-19 pandemic, there was strong participation from Commercial Street stakeholders and the community at-large.
Key elements of the process included:

COMMERCIAL STREET PLAN
ADVISORY COMMITTEE
To help guide the planners, a
13-member Advisory Committee
was formed with members that
represented diversity by business
type and geography, and residents.

COMMERCIAL STREET
STAKEHOLDER OUTREACH

This step engaged a variety of
Commercial Street stakeholders,
including business owners,
property owners, district advocates,
residents, and City of Springfield
representatives. Outreach consisted
primarily of one-on-one interviews,
held virtually due to COVID-19
considerations.

COMMUNITY SURVEY

An online survey was open to the
public with the goal of gathering
information from a broad audience
about their experience and desires
for Commercial Street. The
survey collected 691 responses,
representing a strong cross-section
of the Springfield community.
COMMERCIAL STREET PLAN | SPRINGFIELD, MO

MARKET PROFILE

Concurrently, a market profile was
completed to help inform the plan.
The market profile compiled data
from various sources to help identify
opportunities and challenges for
Commercial Street, now and in the
future. The market profile also takes
a dive into data for Commercial
Street’s “in-place” market which
consists of the five surrounding
neighborhoods that are adjacent to
the district.

ORGANIZATIONAL REVIEW

To set the stage for plan
implementation, the three major
organizations that serve Commercial
Street, including the Community
Improvement District (CID),
Commercial Club and the Merchants
Association were engaged. City
of Springfield resources, staffing
deployment, policies and precedents
were evaluated.
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COMMERCIAL STREET PLAN STUDY AREA

KEY THEMES AND IMPRESSIONS
The planning process revealed the following key themes and impressions.

COMMERCIAL STREET
STAKEHOLDERS
•

•

•
•

Commercial Street has evolved into a
unique destination within Springfield and the
region, and the Street’s transformation has
accelerated over the past 15 years.
Repair and reopening of the historic
Jefferson Avenue Footbridge, which connects
Commercial Street to adjacent neighborhoods,
is arguably the top priority for property and
business owners.
Parking availability and the experience
of arriving in the district are perceived as
problematic.
The multiple organizations along Commercial
Street offer many options for stakeholders to
be involved, but the Street could benefit from
a more efficient and unified alignment among
them.

MARKET PROFILE
•

•
•
•

The dynamics of development on Commercial
Street continue to change and evolve – the
Street is now characterized by a strong
active core and edges that remain to be
redeveloped.
Commercial Street has an artisan
manufacturing and maker ethos that should be
embraced and encouraged in the future.
As the Street continues to thrive, displacement
is expected to become a concern for small,
independent businesses.
Attracting more residents immediately on, and
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•

adjacent to, Commercial Street will provide
multiple benefits.
Adjacent neighborhoods offer both workers
and residents that can be served by
Commercial Street.

COMMUNITY SURVEY
•

•

•

•

•

Prior to the pandemic a majority of
respondents visited Commercial Street
twice a month or more. Primary attractions
were restaurants, bars and coffee shops,
followed by shopping, art galleries, events and
festivals.
Once past the pandemic, 37% of respondents
plan to visit Commercial Street more
frequently, including 50% of respondents from
the North Springfield zip codes.
The six most common words to describe a
vision for Commercial Street in the year 2030
were vibrant, historic, safe, diverse, fun and
eclectic.
Top priorities for improving the experience
on Commercial Street include redeveloping
and repurposing vacant buildings and
lots, improving conditions in adjacent
neighborhoods, maintaining the “Main Street”
feel of locally-owned, independent businesses,
and ensuring that Commercial Street is
diverse and welcoming to all.
Top priorities for public improvements
include providing financial support for small
businesses and opening the Jefferson Avenue
Footbridge.
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COMMERCIAL STREET GOALS AND PRIORITIES
Commercial Street has entered a new phase in its evolution. It is now an active dining, shopping, arts and events district
that has grown into a destination for a steadily increasing mix of Springfield residents and regional visitors. Over the next
two decades, these trends are expected to continue. To help manage and shape the district’s future, the 2021 Commercial
Street Plan offers the following guiding principles, goals and transformative priority projects.

GUIDING PRINCIPLES (Commercial Street will...)
Remain diverse and welcoming to all
Offer varied and memorable experiences
Build on its historic architecture and connections to rail heritage
Continue to evolve into a regional destination for all of Springfield and its visitors
Strengthen connections with its surrounding neighborhoods, both physically and economically
Work effectively and collaboratively with the City towards common goals for the Street

GOALS OF THE 2021 COMMERCIAL STREET PLAN

GOAL 1

Guide the growth of, and
investment into, a thriving
mixed-use district

GOAL 2
Create a comfortable
environment for people, full
of memorable experiences

GOAL 4

Build on Commercial
Street’s maker ethos
and strength in artisan
manufacturing

GOAL 5
Cultivate events,
programming and
marketing that brings
people to Commercial
Street and build the
district’s identity

GOAL 3
Improve physical
connectivity and access
to and from Commercial
Street
Photos from: City of Springfield and Collette Studios
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TRANSFORMATIVE PRIORITY
PROJECTS
The 2021 Commercial Street Plan identifies nearly 40
tactical projects, policies and public investments to
meet its goals. Ten of these projects are considered
“transformative” with the potential to positively advance
Commercial Street in the initial implementation phase
(i.e. next five years) of the plan. These projects
include:

Redevelop and activate the Missouri Hotel
and its surrounding block of properties (Goal
1)
Complete streetscape enhancements
throughout the district, including extensions
to the east and west, and along north-south
corridors connecting to Commercial Street
(Goal 2)
Ensure the district is well-lit, incorporating
lighting that is both functional and decorative
(Goal 2)
Create a functional outdoor, activated
greenspace on Commercial Street, such as
a pocket park, dog park and/or children’s
playground (Goal 2)
Complete Blaine Street improvements
to transform it into a district asset and
comfortable pedestrian environment. (Goal 2)

IMPLEMENTATION

To implement the 2021 Commercial Street Plan,
recommendations are offered to build capacity and cohesion
among the district’s organizations, and generate additional
resources and revenues.

ORGANIZATIONAL
RECOMMENDATIONS
•

•
•

•

RESOURCE AND REVENUE
RECOMMENDATIONS
•

Rehabilitate and reopen the Jefferson Avenue
Footbridge (Goal 3)
Complete enhancements to all public surface
parking lots to ensure they are well designed,
lit, maintained and offer a comfortable
experience for visitors (Goal 3)
Create Historic Commercial Street gateways
at key access points to the district (Goal 3)

•

•

Create a shared making/creating space for
community use (Goal 4)
Continue to grow the C-Street City Market,
and utilize the market space as a place for
additional events. As feasible, consider
expansion of the Market to year-round, longer
hours, additional days, or special “night”
markets. (Goal 5)
COMMERCIAL STREET PLAN | SPRINGFIELD, MO

Support the roles for each of the existing
organizations (i.e. CID, Commercial Club
and Merchants Association) as unique and
important.
Build capacity for the CID, including parttime staff to support the volunteer board.
Establish a new Coordinating Council
that brings representatives from the three
organizations together with city staff to
improve efficiency for solving resource
allocation and policy decisions, and to
serve as the “Keeper of the Plan” to
monitor implementation of the Commercial
Street Plan.
Appoint a single City staff point-of-contact
to further streamline efficiencies. The pointof-contact should be from the Economic
Development Office to provide coordination
and leverage with tax increment financing
(TIF) policies and expenditures.

•

To increase revenue for the CID, a special
assessment based on real property should
be explored. Compelling reasons for
the special assessment include adding
property owners to the CID mix, diversifying
CID revenue, building capacity for the CID
to tackle a wider array of district services
and improvements and preparing for the
eventual expiration of TIF.
Establish an in-lieu financial contribution
from the City of Springfield to support the
CID, similar to the city’s existing practice in
downtown.
Focus City small business support
resources on Commercial Street to
strengthen existing and attract new
community-serving businesses.
Prioritize the use of TIF to carry out
transformative priority projects from this
plan.

BENCHMARKS FOR SUCCESS
The plan offers a series of benchmarks, or
metrics, to measure the success of plan
implementation over time.
6

1. INTRODUCTION
BACKGROUND
PURPOSE
As part of the Forward SGF initiative to
establish a new Comprehensive Plan, the
City of Springfield contracted with
Progressive
Urban
Management
Associates (P.U.M.A.) to complete an
updated plan for Commercial Street. The
last planning effort, Commercial Street
Historic District Strategy for Success, was
completed in 2005 and adopted by City
Council in 2006. The current plan builds
upon this 2006 effort. A great deal has
changed in the Commercial Street Historic
District since 2006, and a new plan is
needed to guide the district through the
next 20 years. The plan, while conducted
in a separate independent process, will be
an integrated, contributing element of the
overall Forward SGF Comprehensive Plan.

(Credit: Collette Studios)

HISTORY OF THE STREET
Commercial Street is a six block, lineal National Register Historic District that once served as the
commercial center for the City of North Springfield and later for north Springfield after Springfield and North
Springfield merged. Commercial Street was a vibrant commercial center into the 1970s but declined along
with downtown due to changing local and nationwide economic forces. Business activity slowly declined
until the early 2000s, when a slow revival began. Since then, over the last 20 years, the district has
methodically revitalized itself, building by building and business by business. Dilapidated structures were
rehabbed and revived, with a focus on residential lofts initially, then secondarily, through a revival of empty
street-level commercial spaces. It has transformed into an eclectic and unique dining, shopping, and artisan
destination for the greater Springfield region.
Over the last 40+ years, there have been a range of significant planning efforts that the City of Springfield
has undertaken on behalf of the Commercial Street Historic District. These historic planning efforts include:
•
•
•
•
•
•
•
•

1978:
1982:
1983:
1998:
2006:
2006:
2008:
2009:

Established Commercial Street Local Historic District
Commercial Street Historic District Development Plan and Design Guidelines
Established Commercial Street National Register Historic District
Center City Plan Element – Vision 20/20 Comprehensive Plan
Commercial Street Historic District Strategy for Success
Commercial Street Revitalization Strategy
Commercial Street Tax Increment Financing (TIF) Plan and redevelopment area
Creation of the Commercial Street Community Improvement District (CID)

COMMERCIAL STREET PLAN | SPRINGFIELD, MO
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•
•
•
•
•

2009: 365-day Administrative delay on permits, demolitions and zoning amendments in addition
to the creation of a Commercial Street Task Force
2010: Creation and rezoning of 53.5 acres to COM-1 and COM-2 Zoning Districts
2018: Great Places designation by the American Planning Association
2019: Renewal of the Commercial Street CID
2020: Revised Commercial Street Historic District Design Guidelines

THE 2006 STRATEGY FOR SUCCESS PLAN: THEN & NOW
Commercial Street is in a very different condition than it was in
2006, during the last planning effort. As the 2006 plan noted of
conditions at the time, “Regardless of the cause, business
activity has slowly declined to the present and may be at a low
point with the recent closing of the 23-year-old Nellie Dunn’s
antique and collectible store.” It continued, “Business opportunity
is currently very poor…there are only 27 first floor businesses
(32% occupancy rate), many struggling as did Nellie Dunn’s. In
other words: Commercial Street currently lacks relevance in the
regional economy.”

(Credit: City of Springfield)

This is no longer the case, as will be discussed in more detail in
the following chapter. Many properties have been redeveloped,
and businesses opened over the last 15 years. Commercial
Street now has a varied mix of local restaurants, bars, retailers,
services, and other unique uses. Businesses with a citywide
following are now being drawn to Commercial Street. In sum,
Commercial Street no longer lacks relevance in the regional
economy. The timing is right for a new long-range planning
exercise for a new and improved Commercial Street.

COMMERCIAL STREET FUNDING MECHANISMS
Commercial Street Community Improvement District (CID): A Community Improvement District (CID)
is defined as a non-profit corporation or a separate political subdivision of the state that may be created for
the purpose of issuing bonds, levying taxes, and applying special assessments to finance public
improvements, public services, and blight removal within a defined area. The Commercial Street
Community Improvement District (CID) was established in 2009 (and in 2019 was renewed for another 15
years). The CID is responsible for maintaining the public spaces inside the district’s bounds and C-Street’s
CID provides landscaping and maintenance, snow and ice removal, advertising and street banners, waste
removal, event support, and seasonal decor. The Commercial Street CID operates with funds generated
solely through a supplemental CID sales tax (3/8% as of June 2019) that was voted into effect by registered
voters in the CID district. The CID is governed by a board of seven businesses, property owners and or
registered voters residing within the District as appointed by the Mayor.
Tax Increment Financing (TIF) District: Tax Increment Financing (TIF) provides for the redirection of the
incremental increase in sales and property tax revenue resulting from a redevelopment project to be used
for approved project-related costs, infrastructure and capital improvements. The Commercial Street TIF
was established by City Council in 2008. TIF revenues can only be used to finance public improvement
projects identified in the corresponding Redevelopment Plan.
Projects funded by the TIF to-date (in full or partial) include the following:

COMMERCIAL STREET PLAN | SPRINGFIELD, MO
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•
•
•
•

Frisco Lane purchase, resurfacing and added parking spaces
Alleyways and parking lot enhancements
Commercial Street Façade Loan Program (funds allocated; one loan approved to-date)
Entryway signage (funds allocated but not spent to-date; public input in process)

Other projects that were identified for TIF funding, but were eventually funded by other means include:
•
•
•
•
•
•

Streetscape enhancements
Commercial loans to support small businesses
Commercial Club building renovation
Footbridge Plaza enhancements
Public art installations
Bike racks, pedestrian-scale decorative lighting, trash receptacles, and landscaping

Additional detail on the CID and TIF can be found in the Implementation chapter.

COMMERCIAL STREET ORGANIZATIONS
In addition to the City and the two funding mechanisms
identified above, there are other organizations also
working towards Commercial Street’s continued
improvement and evolution. These are briefly
introduced below:
Commercial Club: Commercial Club has been
representing the Commercial Street community and
supporting community efforts for over a century. It is a
civic organization made up of residents, property and
business owners, and others who live, work, and play
in the Historic District. Membership is open to anyone.
Commercial Club is a 501(c)4, non-profit organization,
led by a volunteer board. Members pay annual dues to
support the club. Dues along with other donations are
used to fund district advertising, assisting with
community projects, and special events. The club
fundraises for, installs, maintains and promotes Public
Art Projects like the recent two alleyway mosaic
installations, the C-Street City Market, and any related
City Market special events. Commercial Club wrote
CDBG grants for corner treatments, the origins of CStreet’s streetscape. Other projects include
construction of the Market Pavilion and Market co-op
booth in collaboration with Hammons School of
Architecture, and 4 visioning projects with Drury.

(Credit: City of Springfield)

C-Street Merchants Association: The Commercial Street Merchants Association is dedicated to providing
networking, business support and assistance to enhance the environment for visitors to the historic
district. The merchants group meets weekly and reviews challenges to the business environment and
implements several street events each year. There are no formal membership requirements and all are
welcome to participate with the primary emphasis on assisting businesses and responding to their
needs. Events organized by the merchants include the neighborhood Halloween walk, Pet Stroll, Shop

COMMERCIAL STREET PLAN | SPRINGFIELD, MO

9

Small Weekend, C Street Summer, Mardi Gras, Social Media Workshops and Window Decorations. The
group was recently incorporated as a formal association and is the second oldest group on Commercial
Street having started in 2006.

STUDY AREA
The plan study area is loosely bound by three districts depicted on the map below – the TIF District, CID,
and Historic District. The plan primarily focuses on the Commercial Street corridor from Douglas Avenue
on the west to Clay Avenue on the east. The study area, given the plan’s focus on bigger-picture strategy
rather than specific physical elements, doesn’t have hard edges, and areas beyond the boundaries are
taken into consideration.

PLANNING PROCESS
To help guide planners through the process, a Commercial Street Plan Advisory Committee was formed.
The Advisory Committee was convened four times throughout the process to provide feedback and
direction related to proposed plan content. The Advisory Committee consisted of 13 members, with diversity
by business type and geography along the street.
The planning process began with a multifaceted “Discovery” phase. This included the following pieces:
1. Commercial Street Stakeholder Outreach: This step aimed to engage a variety of Commercial
Street stakeholders, including business owners, property owners, district advocates, residents, and
City of Springfield representatives. This outreach consisted primarily of one-on-one interviews, held
virtually due to COVID-19 considerations. Additionally, each Commercial Street organization – CID,
Commercial Club, and Merchants Association – was engaged via group meetings of their
boards/members.
2. Market Profile: Concurrently, a market profile was completed to help inform the plan. The market
profile compiled data from various sources to help identify opportunities and challenges for
Commercial Street, now and in the future. The market profile also takes a dive into data for
Commercial Street’s “in-place” market which consists of the five surrounding neighborhoods that

COMMERCIAL STREET PLAN | SPRINGFIELD, MO
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are adjacent to the district, including Midtown, Weller, Grant Beach, Woodland Heights, and
Robberson.
3. Community Survey: Lastly, an online survey was administered as part of the discovery process.
The survey was open to the public with the goal of gathering information from a broad audience
about their experience and desires for Commercial Street. In total the survey collected 691
responses, representing a strong cross-section of the Springfield community.
Following completion of the Discovery phase, the consultant team prepared a draft plan with findings from
the initial work, plus recommendations for Commercial Street priorities and goals, as well as a delivery
system to help with the plan’s implementation. This draft was vetted with both the City and Advisory
Committee prior to being finalized.

COMMERCIAL STREET PLAN | SPRINGFIELD, MO
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2. DISCOVERY
COMMERCIAL STREET STAKEHOLDERS – WHAT WE

HEARD

Interviews were held with more than 20 Commercial Street stakeholders between September and October
2020. The following are key themes from this stakeholder outreach.
A unique destination within Springfield and
the region: Commercial Street is a true
Springfield gem – a place with a unique, local,
artistic and bohemian vibe that has developed
into a regional and tourist attraction. It is
viewed as one of the most welcoming,
walkable, and diverse, parts of the city thanks
to its mix of businesses on the street. It has an
eclectic restaurant scene that has become a
dining destination for locals and visitors alike.
While there may be other districts with some
similar qualities (e.g., Cherry-Pickwick district),
there aren’t many other areas in the region
competing with what Commercial Street offers.
Business owners pride themselves on having
a unique vibe that differentiates Commercial
Street from other dining, shopping, and
entertainment districts around Springfield.

(Credit: Collette Studios)

Acknowledgement and appreciation for the transformation that’s happened over the last 15 years:
While progress has been considered slow at times by some, there is also acknowledgement that the
methodical nature of the street’s evolution has served it well in maintaining its unique and historic sense of
place. Efforts by C-Street volunteers to manage landscape improvements and maintenance, hold district
events, update historic district guidelines, and advertise and fundraise to “save the footbridge,” have had a
notable, incremental impact over time while respecting the traditional development pattern, historic
buildings, and cultural resources. A tightknit community of businesses has also been cultivated; one that’s
supportive and complementary of each other, and one with a strong commitment to the street and its future.

COMMERCIAL STREET PLAN | SPRINGFIELD, MO
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The Jefferson Avenue Footbridge: This is arguably the top
priority for stakeholders. This 118-year-old bridge was closed
in 2016 due to safety concerns related to structural integrity of
the structure. There is strong desire to get rehabilitation of the
bridge completed and reopen as soon as possible. The
Footbridge is a huge draw and visitor attraction, a differentiator
for the district, and a critical access point for neighborhoods
and residents to the north of Commercial Street. Reopening
the Footbridge also has the potential to create further synergy
with the Moon City Creative District that lies just north of the
bridge.
(Credit: City of Springfield)

Parking, and the experience of arriving in the district, are
perceived as problems: Commercial Street is a long, narrow district and people in Springfield don’t like to
walk far to get to their destination. For the most part, parking lots in the district don’t feel or look safe, and
are under-lit and underutilized at times. Furthermore, most visitors arrive on Commercial Street from the
south. This experience is less than ideal. In addition to problematic parking lots, the backs of buildings
themselves are not all set up to create a welcoming, well-lit environment for people arriving in the district.
In addition to the above, there were other commonly cited desired improvements identified by
stakeholders:
•
•
•
•
•

Pedestrian-scale lighting everywhere – the parking lots, the alleys, on the street itself
Missouri Hotel reactivation and reuse of other remaining vacant properties
Wayfinding from other parts of town, and gateways into the district
Need to continue to grow the number of people who live on, and directly adjacent to, the street
The murals and alley projects are a good start, but there’s more opportunity to create memorable
moments and experiences along the street.

Multiple organizations/funding sources that have a role on Commercial Street: including Commercial
Club, the Merchants Association, the CID, and the City/TIF. All play a unique and important role, and on a
general level, they informally coordinate efforts. There are several individuals that are involved in all three
C Street groups. However, there is also a view that there could be improved coordination between them
and occasionally they communicate mixed messages to the City. Importantly, a new generation of
businesses and entrepreneurs have come to the street and there’s desire to figure out how best to engage
them. Some things could move faster and more efficiently, with better alignment and a more unified voice.

MARKET PROFILE – WHAT WE LEARNED
An assessment of market conditions was completed in November 2020 to help inform the Commercial
Street planning process. The full Market Profile can be found in the appendix with key takeaways below.
Throughout the profile data is primarily provided for two different geographies – the Commercial Street
study area, and a larger in-place market area.
The In-Place Market Area is made up of the five neighborhoods that are adjacent to the Historic Commercial
Street corridor: Midtown, Weller, Grant Beach, Woodland Heights, and Robberson. An in-place market
boundary is used to better understand Commercial Street’s potential as a neighborhood serving corridor,
in addition to being a regional attraction.

COMMERCIAL STREET PLAN | SPRINGFIELD, MO
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Woodland Heights
Robberson

The adjacent
map illustrates
the general study
area (red), fiveminute and tenminute walkshed
from the CID (red
and orange
outlines), and the
in-place market
area (purple).
The walksheds
are included for
illustrative
purposes,
offering context
and scale.

Weller
Grant Beach
Midtown

COMMERCIAL STREET CONCLUSIONS
The dynamics of development on Commercial Street are expected to change and evolve. Over the
last 20 years, those who purchased properties and invested in buildings on Commercial Street did so
because they loved the historic building stock and there were affordable, beautiful buildings ripe for
redevelopment. This was perfect for the small scale, aspiring entrepreneurs, small business owners, and
artists who were able to take advantage of this opportunity. During interviews, several stakeholders
referenced that they weren’t initially considering Commercial Street and didn’t realize they wanted to locate
there, but the building and/or price was just too good to
pass up. The dynamic of purchases and developments
are now changing – as can be seen with some of the
larger property acquisitions of late and proposed
(re)developments on the table. Commercial Street has
caught the eye of more well-capitalized developers and
businesses, and for good reason. This is allowing for a
greater ambition in project type and complexity but also
something Commercial Street is not used to. The “lowhanging fruit” properties have all mostly been snatched
up, and property values have risen, making it less
accessible for the type of investor that the street
attracted 10-20 years ago.
The physical framework of Commercial Street has
shifted since the last plan. The 2006 Plan for
Commercial Street referred to three separate subdistricts – central, east and west. The construct now can
be more accurately framed as core vs. edges. The core
has expanded since 2006 – from Lyon to Jefferson. This

COMMERCIAL STREET PLAN | SPRINGFIELD, MO
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area is largely activated, has received streetscape enhancements, and has a strong mix of relatively
densely packed uses. Simply, this is what most people visualize when they hear “historic Commercial
Street.” The edges are less filled in with active uses, have less historic character with more industrial uses
remaining, and are less active pedestrian environments. However, these are likely the areas with the most
potential and where the most change is expected over the next 10-20 years.
Commercial Street’s artisan manufacturing and maker ethos. Many things are made along Commercial
Street’s historic core, from chocolate and beer, to mountain bike components, art, and furniture, to name a
few. Clean, smaller in scale, and often with a storefront component, artisan manufacturing naturally and
seamlessly fits into shopping and entertainment districts. Phenix Marble Company is an example of a newer
project that builds on this identity along Commercial Street. The maker ethos can be a larger part of
Commercial Street’s identity going forward. The Moon City Creative District, just across the railroad tracks,
shares this philosophy as well, creating an opportunity for stronger connection between the two districts
going forward.
Traditional manufacturing isn’t expected to disappear from the district either, as long as the railroad remains
active. As the real estate and business data discussed earlier in the report shows, industrial use remains a
significant part of the district’s footprint. There may be opportunity to connect with some of the area’s larger,
more traditional industrial uses in new and creative ways as well.

(Credit: City of Springfield)

Displacement is expected to become a concern for
small, independent businesses. While not a problem
yet, this is expected to be an increasing challenge over
the plan’s 20-year horizon. Rents haven’t increased
much over the last decade, but there are signs this
could change. Market sales prices and assessed
values of property have been steadily rising, and
vacancy rates are next to zero on Commercial Street.
Fortunately, many of the small businesses in the
district own their own building – this is perhaps largest
factor in preventing displacement. Furthering building
ownership, along with other measures to proactively
prevent displacement, should be encouraged.

Creating more residents immediately on, and adjacent to, Commercial Street will provide multiple
benefits. The in-place market is a worthwhile market (discussed in more detail below), but much of it is not
a truly captive market, that lives and breathes Commercial Street day in, day out. This is a key next step in
Commercial Street’s evolution. More residents directly along the corridor will further activate the district,
putting additional eyes and feet on the street day and night, and bringing spending power to support
businesses and services. New housing of varied price points and unit types should be encouraged to
provide an environment that attracts culturally-mixed demographics. Reopening of the Jefferson Avenue
Footbridge is also critical here – to reestablish connection to the residential base immediately north of the
district.

IN-PLACE MARKET IMPLICATIONS
The power of the in-place workforce as a market for Commercial Street businesses and events.
There are a large number of workers in the in-place market; over 25,000 according to Esri estimates. This
includes major economic anchors from universities to public offices, not to mention all of the downtown
employees that work just outside the in-place area’s boundaries. Given the industries present, many of
these workers likely have significant disposable income, and are coming from all over the region to their
workplace near Commercial Street. This is a strong market for Commercial Street businesses to connect
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to, for workday lunch, after-work happy hours, dinners, etc. Indirectly, as stronger connections are
established, these workers may be more likely to bring their family or friends to the district outside of work
and on weekends. There may also be opportunity for businesses along Commercial Street to take
themselves to these anchors, via services such as catering and the like.
Opportunity to serve residents within the in-place market, both current and future. The in-place
market is one that has been hollowed out and disenfranchised over generations, but is expected to evolve
and experience growth over the next decade. Moving forward, the in-place market has potential as a strong
“starter” neighborhood, offering affordable homes for those looking to buy their first home and those starting
families. If this does become a growing trend, Commercial Street can be a key attraction for these
prospective new residents.
Also, as the district is currently constructed, the edges of Commercial Street (as discussed earlier) help to
serve the immediate neighborhoods. Uses such as Price Cutter grocery store and Sonic Drive-In restaurant
may not fit neatly into what historic Commercial Street values and how it sees itself, but it is worth
considering that these businesses attract and appeal to many of those who currently reside in the in-place
market.
Lastly, it is not just the businesses and what they offer that can appeal to current and future residents.
Events and programming are also a key piece of this puzzle. Commercial Street should make sure it
continues to be a welcoming and diverse community through its programming, from regular offerings like
the farmers’ market to one-off street festivals.

COMMUNITY SURVEY – WHAT WE HEARD
To gather broad input beyond one-on-one interviews and group meetings, an online survey was developed
and open to the public. The survey asked questions about both current conditions (Commercial Street
“today”) and future aspirations (Commercial Street “tomorrow”). A full survey summary can be found in the
appendix.

COMMERCIAL STREET TODAY
Prior to the pandemic, 7% of respondents spent time on Commercial Street every day. A majority (53%)
spent time on Commercial Street “once a week or more” or “a couple times a month.” By a very wide margin,
restaurants, bars, and coffee shops most often brought respondents to Commercial Street prior to the
pandemic (86%). Secondarily, other popular answers included the C-Street City Market, shopping and art
galleries, and events and festivals.
Once we’re past the pandemic, 37% of respondents expect to visit Commercial Street more often than they
did prior. (Only 3% expect to visit less.) When isolating results for the northside’s 65803 zip code, the results
were even more promising: 50% of 65803 respondents anticipate visiting Commercial Street more after the
pandemic than they did prior.
Overall, features of Commercial Street were rated positively, predominately receiving ratings of “very good”
or “good.” The highest rated feature was “the overall aesthetic and vibe,” while safety, variety of merchants,
and parking had more mixed perceptions.
71% of respondents recognize and refer to Commercial Street as “C-Street” while 33% consider
Commercial Street to be a part of Springfield’s Downtown.
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COMMERCIAL STREET TOMORROW
The six most common words used to describe respondents’ vision for Commercial Street in the year 2030,
in order, were vibrant, historic, safe, diverse, fun, and eclectic. The word cloud below represents the
words respondents used most frequently to describe their vision for Commercial Street in the future, with
size indicating how frequently it was used.

When asked to rate the importance of various actions that contribute to the experience on Commercial
Street, a majority of respondents rated most of the actions provided as “very important.” These include:
1.
2.
3.
4.
5.
6.
7.

Redevelop and repurpose vacant lots and buildings (78% rated “very important”)
Maintain the historic character (73%)
Maintain the “Main Street” feel of locally-owned, independent businesses (70%)
Ensure Commercial Street is diverse and welcoming to all (68%)
Focus on improving conditions in the adjoining neighborhoods (64%)
Grow Commercial Street as a hub of art and culture (53%)
More restaurants and retail (50%)

When asked to choose the ONE action (from a list of eleven) that will be most important to achieve their
vision, the top choices were:
1.
2.
3.
4.

Redevelop and repurpose vacant lots and buildings
Focus on improving conditions in the adjoining neighborhoods
Maintain the “Main Street” feel of locally-owned, independent businesses
Ensure Commercial Street is diverse and welcoming to all
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Respondents were asked to rate the importance of various public improvements that would support
Commercial Street. On the whole, these actions are viewed as less important than the “experience” actions
discussed in the prior two bullet points. That said, the highest rated public improvements were:
1. Provide financial incentives for existing and new small businesses on Commercial Street (47%
rated “very important”)
2. Rehabilitate and reopen the Jefferson Avenue Footbridge (46%)
3. Improve connectivity and wayfinding from other parts of the city, including downtown (46%)
When asked to choose ONE public improvement (from a list of nine) that will be most important, a clear
top-two stood out:
1. Provide financial incentives for existing and new small businesses
2. Open the Jefferson Avenue Footbridge
Respondents were also given the chance to provide additional ideas for improvements to Commercial
Street in an open-ended format. Ideas and common themes amongst responses included:
•
•
•
•
•
•

Outdoor space enhancements – dog park, gathering space/park, small event space/amphitheater,
kid friendly, more public outdoor seating, etc.
Improved (perception of) safety – many called for some form of an on-the-street safety or
ambassador presence
Mitigation of, and better support for, the homeless population
Improved entryways and gateways
More dependable and coordinated hours for businesses
Decorative lighting – over the street, at intersections, at gateways, holiday-themed, etc.

For detailed charts and
tables of results, see the
full survey summary,
found in the Appendix.

(Credit: Collette Studios)
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PHYSICAL CONDITIONS ASSESSMENT – WHAT WE

SAW

For such a compact district, conditions vary widely within the plan study area. While site visits to the district
were limited by the COVID-19 pandemic, below are takeaways from a high-level overview of the physical
conditions within the study area.
The historic architecture is impactful. The formal Historic District extends six blocks from Washington to
Lyon. As the newly created Historic District Design Guidelines note, “This six-block section is the only place
in Springfield where a concentration of historic Victorian-era commercial buildings exist.” While the Historic
District runs these full six blocks, the areas that are most impactful are the block faces with contiguous,
uninterrupted historic structures, mostly concentrated in the stretch between Jefferson and Campbell.

Examples of intact, historic structures (Credit:
Collette Studios)

Streetscape enhancements over the last decade
have transformed the feel on the street. The
planters and landscaping, trees, mid-block
crosswalks, and bike racks have all been good
additions. That said, there is room for continued
improvement. Some parts of the core and the
edges of Commercial Street have not received
streetscape improvements (not to mention side
and parallel streets), making for a much less
comfortable walking environment. There is also
opportunity for continued enhancement in the
core, such as widening sidewalks, refinishing
crosswalks (and intersection stamps), enhancing
landscaping, adding benches and lighting, for
example.
There are stark differences in current
conditions from Commercial Street’s core to its
Example of mid-block streetscape conditions (Credit: Google)
edges. The CID and TIF (and therefore, the plan’s
study area) consist of stretches of Commercial Street to the east and west that bear little resemblance to
the historic core. This can be jarring and disorienting to visitors less familiar with the area. In contrast to the
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photos shown above, these edges are characterized by large surface parking or vacant lots, extended curb
cuts, wide traffic lanes, and underutilized parcels. The edges are also missing public infrastructure elements
that exist in the core such as trees and landscaping, crosswalks, lighting, etc. However, these areas are
also indicative of the potential for continued growth, development, and infill in the study area as a whole.
These edges are where the greatest potential for transformation exists over the next 20 years, through both
public and private investment.

Examples of edge conditions, west (left) and east (right) (Credit: Google)

Despite the great amount of progress over the last 15 years, there are still a number of vacant and
undeveloped parcels throughout the study area. These include undeveloped lots (some more maintained
than others), private surface parking lots, and vacant historic buildings. All can be considered opportunity
sites for infill and redevelopment over the next 20 years. Further, several of the undeveloped lots are wellpositioned for use as some form of a public outdoor amenity (e.g., pocket park, dog park, playground, etc.).

Examples of vacant and underdeveloped parcels, west to east (Credit: Google)
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Examples of vacant and underdeveloped parcels, west to east (Credit: Google)

Blaine Street is an opportunity for both public and private enhancements. Blaine Street, running the whole
length of the district, parallel to Commercial Street to the south, is a unique and prominent feature of the
study area. It is a street (one-way) that functions and looks more like an alley. Running along several public
parking lots to the south, it is also many people’s first and last impression of the district as they arrive and
depart. It has inadequate lighting and streetscaping, and it carries many of the corridor’s utilities which
effect the visual appeal of the street and impact what can be done for improvements. Lastly, some buildings
have created rear entrances or beautification along Blaine, which illustrate the potential of turning this into
a welcoming asset for the Commercial Street district.

Examples of improvements to Blaine-fronting building facades and entrances (Credit, left to right: City of Springfield,
Google)
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3. COMMERCIAL STREET PRIORITIES &
GOALS
Building on the Discovery work compiled in the prior chapter, this chapter looks forward to the next 20 years
on Commercial Street. Without being too prescriptive, it establishes a broad framework and roadmap for
Commercial Street’s continued evolution, improvement, and relevance in the regional economy.

GUIDING PRINCIPLES & VISION
Commercial Street has entered a new phase of its evolution, as noted throughout the prior chapter. At the
time of the 2006 plan, a place that was characterized by its many dilapidated historic buildings, Commercial
Street is now an active dining, shopping, arts, and events district. It has grown into a destination for a
steadily increasing mix of Springfield residents, in addition to becoming a more popular attraction for outof-town visitors. Entering the next phase, over the next two decades, these trends are expected to
accelerate.
The following Guiding Principles are intended to guide Commercial Street and its stakeholders into and
through this next phase. They are underlying values that were demonstrated throughout this plan’s
engagement process, and they are embedded within the more specific priorities and goals that follow.

COMMERCIAL STREET WILL:
Remain diverse and welcoming to all
Offer varied and memorable experiences
Build on its historic architecture and connections to rail heritage
Continue to evolve into a regional destination for all of Springfield and its visitors
Strengthen connections with its surrounding neighborhoods, both physically and
economically
Work effectively and collaboratively with the City towards common goals for the
street

PRIORITIES AND GOALS
Transformative Priority Projects are identified below. These are physical and specific projects that
were indicated as priorities during outreach, and have the potential to positively transform
Commercial Street.
1. Guide the growth of, and investment into, a thriving mixed-use district
A. Cultivate an eclectic, thriving mix of local businesses within the district.
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•
•
•
•
•

Establish more dependable, consistent, and coordinated hours for district merchants.
Prevent involuntary displacement by supporting small independent businesses, and ensure
that ‘small’ and ‘local’ can continue to flourish on Commercial Street.
Encourage activated ground floor uses within the Historic District along Commercial Street.
Better communicate package of incentives and resources available to small businesses;
including not just City resources, but also State, Federal, and other unique opportunities.
Regularly evaluate opportunities for new programs, resources, and incentives for small
businesses.

B. Bring more residents to the Street and its surroundings.
• Utilize upper floors of existing buildings along Commercial Street for residential use.
• Convert underutilized buildings in the district to residences, where appropriate, maintaining
core retail/commercial uses on ground floors of the Historic District.
• Develop new housing on vacant lots in and surrounding the district, where appropriate,
maintaining core retail/commercial uses on ground floors of the Historic District.
C. Bring additional workers to the Street and its surroundings.
• As an alternative to housing, utilize upper floors of existing buildings for office use.
• Utilize ground floors, where appropriate, for office use.
• Evaluate the need, and identify potential sites, for coworking and/or shared workspace within
the district.
D. Create a more cohesive Commercial Street; prioritizing infill within the district, prior to expanding
outwards.
E. Ensure existing redevelopment tools and processes are easy to understand by property owners.
F. Redevelop and reactivate the Missouri Hotel and its surrounding block of properties.
G. Maintain inventory of all vacant buildings and lots within the district. Conduct outreach to property
owners to understand future plans. Connect owners to prospective developers and purchasers as
needed.
H. Identify new ways to encourage redevelopment of vacant parcels.
2. Create a comfortable environment for people, full of memorable experiences
A. Complete streetscape enhancements throughout the district, including extensions to the east and west,
and along north-south corridors connecting to Commercial Street.
B. Incorporate more public art into the district.
C. Continue to work with the BNSF Railroad to obtain a section of the open space at the north entrance
to the Footbridge for a development of a pocket park.
D. Ensure the entire district is well-lit. Incorporate more lighting, both functional and decorative.
E. Refurbish or redesign the artistic street stamps at intersections along Commercial Street.
F. Identify underutilized sites appropriate for temporary tactical activations to enliven the space. See the
inspirational precedent images in the appendix for tactical pop-up ideas.
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G. Create more outdoor seating, both for public use and for use by businesses to seat their patrons.
Seating options include public benches along sidewalks, plaza and courtyard seating areas, and
sidewalk bistro seating for businesses both along Commercial Street and wrapped around onto side
streets.
H. Evaluate opportunities for widened sidewalks – to create a more comfortable pedestrian environment
and create the space needed to introduce more outdoor seating. Utilize tactical, temporary pop-ups to
experiment with new designs and layouts. See the inspirational precedent images in the appendix for
temporary installation and widened sidewalk concepts.
I.

Create a functional outdoor, activated greenspace on Commercial Street. Possibilities that stakeholders
expressed a desire for include a pocket park, neighborhood dog park, and/or children’s playground.

J.

Complete Blaine Street enhancements to transform it into a district asset and comfortable pedestrian
environment. Various improvements, below, should be evaluated and implemented. See the
inspirational precedent images in the appendix to generate further ideas for what is possible on Blaine.
• Regrade and repave
• Bury utility lines
• Enhance facades on buildings fronting Blaine
• Create more entryways and seating areas for businesses along Blaine
• Incorporate pedestrian-oriented lighting
• Incorporate additional public art along Blaine
• Consider changing the name of Blaine Street to “Blaine Lane”

K. Complete alleyway enhancements to all alleyways throughout the district that connect to Commercial
Street. Evaluate new ways to further activate enhanced alleyways. See the inspirational precedent
images in the appendix for alleyway ideas on design and activation.
3. Improve physical connectivity and access to and from Commercial Street
A. Rehabilitate and reopen the Jefferson Avenue Footbridge.
B. Refurbish crosswalks throughout the Commercial Street corridor. Consider enhanced, unique graphics
for crosswalk designs. Incorporate crosswalk enhancements with plans for intersection stamp
improvements.
C. Complete enhancements to all public surface parking lots throughout the district to ensure they are
well-designed, lit, maintained, and offer a comfortable experience for visitors.
D. Create Historic Commercial Street Gateways at key access points to the district.
E. Install wayfinding to Commercial Street from key points in Springfield.
F. Evaluate the conversion of Campbell Avenue and Jefferson Avenue from one-way to two-way streets,
so that all north-south connectors to Commercial Street are two-way, in coordination with citywide
transportation planning efforts.
G. Complete the Boonville Corridor Plan, and implement better connections between Commercial Street,
Government Plaza, and Downtown Springfield.
H. Establish stronger physical connections to the nearby anchor employers – namely, Cox North, Drury
University, Ozark Technical Community College, Evangel University, and City and County offices.
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4. Build on Commercial Street’s maker ethos and strength in artisan manufacturing
A. Encourage additional artisan manufacturing uses.
B. Ensure land use codes allow for flexible maker spaces and artisan manufacturing uses throughout the
district. The City should consider reducing or waiving fees for businesses falling in these categories.
C. Build the maker ethos into the district’s various marketing campaigns.
D. Create further economic and programmatic connections with the Moon City Creative District.
E. Evaluate potential partnerships with Ozarks Technical Community College and Drury University, and
opportunities to tie training programs to Commercial Street maker and manufacturing initiatives.
F. Create a shared making/creating space for community use. Identify properties in the district appropriate
for this use. There are various potential themes for a shared making space, including but not limited to
woodworking, 3D printing, shared kitchen and food/drink production, arts/crafts, media, etc.
See case studies, below, on The Loop in Columbia, MO and Knoxville’s efforts to build its maker community.
5. Cultivate events, programming & marketing that bring people to Commercial Street and build the
district’s identity
A. Continue to grow the C-Street City Market, and utilize the market space as a place for additional events.
As feasible, consider expansion of the Market to year-round, longer hours, additional days, or special
“night” markets.
B. Encourage events that welcome residents of surrounding neighborhoods, and invite the community to
be event makers and programmers on Commercial Street.
C. Create and facilitate events and programming designed to attract the in-place workforce in surrounding
neighborhoods, such as happy hour promotions, after-work activities, and other specials.
D. Create and facilitate new events tied to Commercial Street’s differentiators and unique assets, namely
the maker ethos of the district.
E. Maintain an up-to-date website and active social media presence.
F. Strengthen Commercial Street’s identity and brand through physical cues, such as:
• Banners
• Streetscaping
• Crosswalks and intersection stamps
• Gateways
• Wayfinding signage within district (so that all signage references C-Street, not downtown)
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CASE STUDIES: MAKER AND ARTISAN MANUFACTURING BASED ECONOMIC
DEVELOPMENT
The Loop District in Columbia, MO, predominately driven by the Loop CID, has reoriented much of
their economic development strategy into creating a thriving DIY, maker district. They’ve received
several grants for this work, from an Etsy Maker City grant to a grant from the EDA and Smart Growth
America. These grants helped to fund a Small-Scale Manufacturing Plan for the district, designed to
revitalize their economy by attracting local makers and artisans to the street. They have several bricksand-mortar and programmatic initiatives to help further their maker economy. These include:
•
•

•

A Shared Kitchen – a mission-driven space, focused on reducing barriers facing food startups,
particularly for women and minority entrepreneurs.
A Makerspace – being developed by the local community college, but a space that will be
open to public use. Maker amenities will include 3D printing, woodworking space, large textile
and quilting space, etc.
A Media Center – a public access media center focused on film, podcasting, video streaming,
and music; that will also offer classes and workshops.

There is much that can be learned from The Loop’s progress, and there are many similarities between
the Loop and Commercial Street – Missouri communities, non-downtowns within a mile of the city
center, CID-based districts, etc. For more information, visit The Loop’s website:
https://theloopcomo.com/learn/.
Knoxville, TN offers another example of the power of maker-based economic development. The city
as a whole has branded itself “The Maker City,” and as they put it, “we help makers make an
independent living doing what they love.” While not for a specific district such as Commercial Street,
there are still lessons to be learned and inspiration to be drawn from Knoxville’s work. The initiative is
more than a branding effort. Led by a Maker Council, initiatives include creating new collaborative
partnerships, programming, and connecting makers to opportunities and resources. There are regular
meetups and lunch-and-learns, as well as a larger, Annual Maker Summit. There is a dedicated
website, with a comprehensive online directory designed to connect to consumers. The Council also
works closely with the City to address government policies and regulatory issues that impact maker
businesses. For more information, visit
: http://themakercity.org/.
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CASE STUDIES: EXAMPLES AND LESSONS FROM COMPARABLE DISTRICTS
Historic districts across the country have transformed themselves into unique and vibrant shopping,
dining, and arts destinations, in similar ways to Commercial Street in Springfield. As this plan is
implemented, it’s helpful for Commercial Street stakeholders to have examples to look towards – to
learn from the journey and transformation of other districts.
University City Loop, St. Louis: A linear, historic district located along Delmar Avenue near the
Washington University campus. The Loop offers varied shops, restaurants, art galleries, live music
venues, and more. There has been an arts and music theme to is growth and redevelopment. In
particular, its streetscaping and diverse business mix can offer ideas for Commercial Street. It’s
also a district that’s been willing to integrate new-build and density (to varying degrees of success)
into its historic fabric. For more information:
https://universitycityloop.com/ (Additionally, while not in the U City Loop, a newly established “Delmar
Maker District” is also being developed just down the street.)
Crossroads Arts District, Kansas City: Another nearby example of an urban district that has
methodically and successfully transformed itself with an arts-centric approach. While it is now a
bustling mixed-use district, the arts has remained central to its identity. The district has operated a
tax abatement program that helped artists stay in the area despite rising property costs. It has also
organically grown its organizational capacity, led by the Crossroads Community Association, that
now includes a Clean + Safe Graffiti Removal Program that works in adjunct with a small Security
Patrol. For more information:
https://kccrossroads.org/
Downtown Longmont, Colorado: A linear-oriented, historic small downtown that has been officially
designated as a Creative District. Downtown Longmont has a very similar physical construct to
Commercial Street’s – a main street corridor, with alley-like streets running behind buildings (like
Blaine Street), parking lots located behind the main street, and small mid-block “breezeways”
connecting to the main street. Over the last decade, Downtown Longmont has transformed this
infrastructure via its Alleyway & Breezeway Project. Before, the alleys existed as utilitarian corridors
with overhead electric lines, visible trash receptacles and access for delivery vehicles. The
breezeways had overhead structures and landscaping that hindered gathering. These areas create
an inadvertent barrier for customers and visitors. The project addressed drainage issues, utilities,
alley pavement, trash enclosures, and created a sense of place and identify for Downtown. The
parking lots were also upgraded through the process. Businesses were also incentivized to improve
their back entrances during the project through a grant program that reimbursed 25% of their
improvement costs. For more information:
https://www.downtownlongmont.com/initiatives/development-projects
Short North Arts District, Columbus, Ohio: A well-established, mixed use district that has
revitalized a historic street of High Street north of downtown. This is an example of a district with
strong organizational capacity and a well-capitalized improvement district. It’s led by the Short
North Alliance, a non-profit organization that provides several services including events,
communications, and two on-the-street ambassadors. It is also known for its identifying feature –
decorative lighted archways that cross above the street throughout the district. For more
information:
https://shortnorth.org/
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4. INTEGRATION WITH FORWARD SGF
In 2019, the City of Springfield embarked on an initiative, Forward SGF, to develop a new Comprehensive
(master) Plan for the city. This planning process looks at the city’s geography from a number of
perspectives, from land use to infrastructure. The Commercial Street Historic District is an important and
unique corridor in the city that deserves additional study and strategic planning to ensure community
development and economic growth align with the overall plan for the city and the neighborhoods
surrounding the district. The Commercial Street Plan will be an integral component of the City’s
comprehensive Plan.
One of the more significant purposes of Forward SGF is to guide future land use and development in all
areas of the city, including neighborhoods, commercial corridors, and mixed-use districts like Commercial
Street. The Commercial Street Plan will be integrated into the Forward SGF Comprehensive Plan as it
continues to move forward to completion. Strategies and policy recommendations contained in the
Comprehensive Plan will help to further shape, refine and complement the plan for Commercial Street.
The City anticipates a final draft of the Forward SGF Comprehensive Plan will be available in the Fall of
2021, at which time Chapter 4. Integration with Forward SGF, of this plan will be prepared. At that time, the
Commercial Street Plan will be presented for public review by the Planning and Zoning Commission and
City Council.
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5. IMPLEMENTATION
The following Implementation recommendations provide guidance for both the various organizations
involved in Commercial Street’s well-being and ways to grow revenue that can be dedicated to Commercial
Street improvements.

ORGANIZATIONAL RECOMMENDATIONS
The overarching goal of organizational recommendations
below is to streamline and improve efficiency when it
comes to collaborative efforts to grow and improve
Commercial Street.
1. Existing
Organizations:
The
three
existing
organizations on Commercial Street (the CID,
Commercial Club, and the Merchants Association) all
play unique and important roles on the street. These
should each remain in place, in their current form.
2. New Resources for the CID: The CID needs additional
resources to help manage it going forward. The CID’s
current reliance on volunteer management is
unsustainable and limits the ability for the organization
to take on new and more ambitious projects and
programs. Either part-time or contract staff is
recommended. This will help transition the CID from a
volunteer-based, undercapitalized organization into a
more professional, well-funded CID that is in line with
best practices both in Missouri and nationally. This will
also take pressure off volunteers that will allow them to
better focus on their role as board members and/or in
the other Commercial Street organizations.
(Credit: City of Springfield)

Several revisions to the CID bylaws are recommended,
listed below. Several of these recommended changes would require amendment to the CID petition
by City Council.
o Add implementation of the Commercial Street 2021 Plan to list of CID purposes in Article
II
o In Article III, increase the size of the board of directors from seven (7) to “up to nine (9)”
o Provide more definition on board member requirements, including geographic
representation (i.e., at least one member representing interests west of Lyon and at least
one member representing interests east of Washington) and state intention that board
members will represent a variety of land use types (i.e., retail, restaurant, light industrial or
maker, resident, etc.)
o Add seat(s) to the board of directors to ensure representation from key civic partners,
namely the City of Springfield.
o Add to the board nominating process a step that the nominating committee shall distribute
a notice to seek board director interest from all eligible members (i.e., property owners,
tenant businesses, and residents) in advance of developing a slate of directors for board
and Mayor consideration.
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3. Coordinating Council: A Coordinating Council is recommended to streamline and improve
efficiency amongst the three organizations working on Commercial Street and the City. The
Coordinating Council could also act as “the Keeper of the Commercial Street Plan”, monitoring its
progress and implementation. It is suggested that the Council remain relatively small, meet on a
quarterly basis, and include approximately five to seven members – one seat each for the CID,
Commercial Club, and Merchants Association; and the remaining seats to Commercial Street
stakeholders at-large, appointed by the City Manager. The Council members should have strong
distribution and mix when it comes to Commercial Street geography and land use. A City
representative would also be heavily involved in the Coordinating Council, as discussed in the
following recommendation. The primary benefit of a Coordinating Council is to streamline the
process with the City of Springfield. Currently, there are too many individual lines of communication
when it comes to collaboration between the City and Commercial Street entities. This can lead to
miscommunication, misunderstanding, and general inefficiencies. A Coordinating Council
establishes a better structure for the City of Springfield, creating a one-stop-shop for
communication and coordination.
4. City Point-of-Contact: To further streamline efficiencies, Commercial Street should have a
designated City staff point-of-contact. This person should hold a ‘position of influence’ within City
government. Functionally, this point-of-contact would be a liaison to the Coordinating Council,
participating in Council meetings/communications and also attend CID board meetings. It is
recommended that the designated City point-of-contact be from the Economic Development Office
to provide coordination and leverage with tax increment financing (TIF) policies and expenditures.

RESOURCES & REVENUE RECOMMENDATIONS
To implement the various recommendations put forth in this plan, additional resources are needed. The
overarching goal of the recommendations below is to create new revenue and update existing resources
to create new spending power on Commercial Street.
1. Additional CID Revenue: The Commercial Street CID operates with funds generated primarily
through a supplemental sales tax of 3/8%, as of June 2019. In a normal year, this sales tax
generates roughly $50,000 annually. Historically, this money has been used predominately for
landscaping, advertising, and the C-Street website. This total is inadequate for what stakeholders
want to accomplish on Commercial Street.
It is recommended that a secondary assessment based on real property be added to the CID
to at least double its revenue. There are several reasons to consider this. As it stands now, the CID
is underfunded and therefore, under-resourced. As discussed in the prior section, it is currently a
volunteer-driven organization. In order to fund part-time or contract staff, additional revenue is
needed. This new assessment would allow for hiring CID staff.
Second, as currently constructed the CID is reliant on sales tax. This creates a system in which
some district properties do not contribute to the CID at all. There are multiple properties in the
district that pay nothing into the CID because they’re not generating sales tax, but still benefit from
CID efforts such as landscaping, etc. Nearly all CIDs nationally (including the Downtown Springfield
CID) have a revenue source based on property characteristics such as assessed value or square
footage. This is generally considered best-practice nationally.
Third, this change will diversify the CID’s revenue, sheltering it from the ups and downs, and
uncertainty, of our economy. Nothing is more indicative of this challenge than the COVID-19
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pandemic that was in full effect while this plan was being created. If CID revenue pulls from both
sales tax and also property characteristics, then the organization is more likely to be somewhat
sheltered from a devastating economic impact like this pandemic, which has decimated sales in
restaurants, bars, and retail.
Finally, given that the TIF is less than a decade from expiring, Commercial Street needs to start
thinking about resources and operations post-TIF. The CID is a natural fit for taking over some of
these improvements. In fact, it aligns nicely with the evolution of Commercial Street itself – TIFs
are generally used to jumpstart redevelopment and revitalization, while CIDs are utilized as districts
become more mature and self-sustaining.
There are three options to consider for creating this new revenue – creating a special assessment
based on building square footage, creating a special assessment based on building and lot square
footage, or an additional property tax component. Estimated assessment rates are provided below
for each of these scenarios, to generate two possible revenue amounts ($50,000 and $75,000).
2020 data was used for these calculations.
o

o

o

Building square footage assessment: The total commercial building square footage in the
district is 771,811 square feet. To generate $50,000, the rate is estimated to be 0.06 per
square foot. To generate $75,000, the rate is estimated to be 0.10 per square foot.
Building + Lot square footage assessment: The total commercial lot square footage in the
district is 1,266,289 square feet. Therefore, there’s 2,038,100 square feet of building plus
lot space. To generate $50,000, the rate is estimated to be 0.02 per square foot of building
and lot. To generate $75,000, the rate is estimated to be 0.04 per square foot of building
and lot.
A special assessment based on property tax: In 2020, the total assessed value within the
CID was $6,917,600. To generate $50,000 via a property tax component, the rate is
estimated to be 0.72% (or 0.72 per $100 of assessed value). To generate $75,000, the
rate is estimated to be 1.08% (or 1.08 per $100 of assessed value).
Assessment Methods

$50,000 Additional
Revenue

$75,000 Additional
Revenue

Building Square Feet

0.065 per foot

0.097 per foot

Building + Lot Square Feet

0.025 per foot

0.037 per foot

Assessed Value

0.0072 per $1
(of assessed value)

0.0108 per $1
(of assessed value)

Given the economic hardship and impact of the pandemic, it is recommended that any new
property-based assessment not be started until 2022 or later – once we are past COVID19’s public health impacts and moving back to normal conditions along Commercial Street.
In addition, updating the CID would require extensive stakeholder outreach and legal
expense – assistance from the City will be required.
2. In-Lieu Contribution from the City of Springfield: Another benefit of creating a new assessment
component based on property characteristics, is that it establishes rationale for a City contribution
into the CID based on its ownership of property within the district. As of 2020 data, there are six
parcels in the CID that are owned by the City of Springfield. While City properties are not assessed,
there is precedent that the City would make a voluntary in-lieu contribution, as is done in the
Downtown CID, as well as most CIDs nationally. If a square footage special assessment is created,
City parcels have values for these factors. The City owns 18,769 building square feet and 98,881
lot square feet.
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3. Small Business Support: Small
businesses in the district are in
need of support, both in the
near- and longer-term. In the
near-term, there is need for
direct support to help small
businesses survive the COVID19 pandemic and its economic
impacts. In the longer-term, as
noted in prior chapters of the
plan, it is anticipated that market
dynamics and property values
will continue to improve over the
next 20 years, and therefore,
there
will
be
increased
displacement pressures on
small businesses. The City
already offers a strong range of (Credit: City of Springfield)
financial incentive programs
available to businesses on Commercial Street. Incentives should continue to be oriented towards
small business support. Existing programs should regularly be evaluated for efficacy and possible
improvements as market conditions evolve. These incentives are outlined below:
o Commercial Loan Program: The City of Springfield has operated a Commercial Loan
Program since 1984, capitalized by the federal Community Development Block Grant
program. The program is currently funded through revolving loan income. There are two
loan programs under the Commercial Loan Program:
 Business Development Loan Program: The Business Development Loan Program
is designed to provide financial assistance for small business concerns and
nonprofit organizations to expand employment opportunities, stimulate private
investment and eliminate slum and blight conditions in selected areas of the
community, including Commercial Street.
 Business Incentive/Micro Enterprise Loan Program: The purpose of the Microenterprise Loan Program / Business Incentive Loan Program is to facilitate
economic development through the establishment, stabilization, and expansion of
micro-enterprises and small businesses.
 Additional
details
on
these
programs
can
be
found
here:
https://www.springfieldmo.gov/660/Commercial-Loan-Program.
o Commercial Street Façade Loan Program: A relatively new program, the TIF funds a lowinterest loan program to improve aesthetics of private property along Blaine Street within
the TIF’s boundaries.
o Restore SGF: This new effort, while not tied to small businesses specifically, is important
to Commercial Street and its adjoining neighborhoods. Restore SGF is a collaborative
effort to boost homeownership, and enhance, restore, and rehabilitate homes in
Springfield’s “heritage” neighborhoods. This includes Commercial Street and its
surroundings. As a part of this effort, several incentives and assistance programs are
available, including home buyer assistance programs, homeowner emergency loan
programs, rental development programs, etc. Additional details on Restore SGF can be
found on its website: https://www.restoresgf.com/.
o Brownfields Program: The Brownfields Program works to assess, clean up, and facilitate
the redevelopment / reuse of potentially contaminated properties known as “brownfields”
within the City of Springfield. The program provides incentives for qualifying properties,
including free Phase I and Phase II environmental assessments, cleanup planning,
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technical assistance, and low-to-no interest loans and subgrants for site remediation.
Several Commercial Street properties have participated in this program.
4. Prioritization for the Use of TIF: Established in 2008,
the TIF is roughly a decade from sunsetting. Over the
next decade, it will have the revenue to provide
significant funding for priority projects within the district.
Only Public Improvement Projects identified in the
Redevelopment Plan may be funded with TIF
revenues. If amendments are made to the list of eligible
projects, the TIF would have to go through a formal
amendment process. Due to the expenses and time
associated with this process, it is recommended that
the City not go through the amendment process.
Instead, this plan should be used to help set priorities
for allocating the remainder of TIF money over the next
decade. Many of the goals detailed in Chapter 3 fall
within the current TIF list, provided below:
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o

Frisco Lane (pave, add 60 parking spaces,
landscaping and fencing)
Streetscapes
Frisco Lane, looking west (Credit: City of
Springfield)
Refurbish Parking Lots
Business Loan/Grant Program
Public Restrooms
Acquire Blighted parking Lots (willing seller)
Renovate Commercial Club Building
Blaine Street Improvements
Public Art
Acquire Blighted Buildings (willing seller)
Footbridge Plaza Improvements (stage, lighting, landscaping, sound system, etc.)
Public Radio Station
Improve Alleyways
Planters
Gateways/Entryways (3)
Directional Signage
Park Benches (10)
Cab Stands (4)

Goals from this plan that should be prioritized for TIF spending – and that fit within the approved
projects list above – include:
o
o
o
o
o

Streetscape improvements – including crosswalks, intersection stamps, planters, outdoor
seating, and functional/decorative lighting
Blaine Street improvements – including repaving/grading, burying utilities, lighting, and
other beautifications
Refurbished Parking Lots
Gateways to the district
Acquisition of blighted properties that would help further transformative projects discussed
in Chapter 3 (i.e., for future use as a park/functional greenspace, or shared making/creating
space)
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BENCHMARKS FOR SUCCESS
The following benchmark metrics are suggested to evaluate progress over the course of the plan’s
implementation. The following benchmarks are proposed, organized by priority area defined in Chapter 3:
Commercial Street Priorities and Goals. Metrics are intended to be simple, intuitive, and relatively easy to
track. The CID should lead the effort to track benchmarks, and would be an important responsibility of the
proposed CID staff (as discussed earlier in this chapter). Some benchmark tracking will require coordination
and cooperation with the City. The CID should determine which benchmarks are feasible and most costeffective, and how often to report on this data to its board and other Commercial Street stakeholders.
Guide the growth of, and investment into, a thriving mixed-use district
•
•
•
•
•
•

Number of district businesses
Number of district residents
Number of district employees
Percent of businesses that are local independent
Percent of vacant properties/square footage
Pedestrian counts during various times, days, seasons

Create a comfortable environment for people, full of memorable experiences
•
•
•
•
•

Number of outdoor seats, public and business use
Percentage of block faces with streetscape improvements
Percentage of block faces with pedestrian-oriented lighting
Number of public art installations
Well maintained landscaping

Improve physical connectivity and access to and from Commercial Street
•
•
•

Parking utilization rates
Percentage of parking lots improved/refurbished
Percentage of alleyways improved/refurbished

Build on Commercial Street’s maker ethos and strength in artisan manufacturing
•
•
•

Number of artisan/small-scale manufacturing businesses
Number of artisan/small-scale manufacturing employees
Number of events/programs supporting this theme

Cultivate events, programming & marketing that bring people to Commercial Street and build the
district’s identity
•
•
•
•

Number of Commercial Street public events/festivals
Special event attendance/number of visitors
Number of Commercial Street identity/brand markers throughout district
Website statistics, social media activity/followers, newsletter recipients
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APPENDICES
Appendices included in this section are:

A. Inspirational Precedent Images
B. Commercial Street Survey Summary
C. Commercial Street Market Profile
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A. INSPIRATIONAL PRECEDENT IMAGES
BLAINE STREET & ALLEYWAY ACTIVATIONS

Credit: Longmont Downtown Development Authority
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OUTDOOR SEATING & SIDEWALK EXPANSIONS
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TEMPORARY TACTICAL ACTIVATIONS
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B. COMMERCIAL STREET SURVEY SUMMARY
An online survey was prepared by Progressive Urban Management Associates (P.U.M.A.) as part of the
Commercial Street planning process being led by the City of Springfield. This survey was open to the public
with a goal of gathering information from a broad audience about their experience and desires for
Commercial Street. The survey ran from November 2, 2020 to December 4, 2020. It collected 691
responses. The survey ran during the COVID-19 pandemic, so several questions were framed to account
for the impact of this crisis. The following analysis presents the survey’s results.
Demographics: Survey participants represented a cross-section of Springfield residents. Respondents
were well-distributed by age and income, but less so by ethnicity. Over a third (35%) of respondents live in
the 65803 zip code – the home of Commercial Street and the general northside of the city. Furthermore,
53% identified as a non-walking distance Springfield resident, while 20% identified as a nearby (walking
distance) resident. 50% identified as a regular shopper/diner on Commercial Street.

KEY FINDINGS
Commercial Street Today
•
•
•

•
•

Prior to the pandemic, 7% of respondents spent time on Commercial Street every day. A majority
(53%) spent time on Commercial Street once a week or more to a couple times a month on
average.
By a very wide margin, restaurants, bars, and coffee shops most often brought respondents to
Commercial Street prior to the pandemic (86%). Secondarily, other popular answers included the
C-Street City Market, shopping and art galleries, and events and festivals.
Once we’re past the pandemic, 37% of respondents expect to visit Commercial Street more often
than they did prior. (Only 3% expect to visit less.)
o When isolating results for the northside’s 65803 zip code, the results were even more
promising. 50% of 65803 respondents anticipate visiting Commercial Street more after
the pandemic than they did prior.
Overall, features of Commercial Street were rated positively, predominately receiving ratings of
“very good” or “good.” The highest rated feature was “the overall aesthetic and vibe,” while safety,
variety of merchants, and parking had more mixed perceptions.
71% of respondents recognize and refer to Commercial Street as “C-Street” while 33% consider
Commercial Street to be a part of Springfield’s Downtown.

Commercial Street Tomorrow
•
•

•

The six most common words used to describe respondents’ vision for Commercial Street in the
year 2030, in order, were vibrant, historic, safe, diverse, fun, and eclectic.
When asked to rate the importance of various actions that contribute to the experience on
Commercial Street, a majority of respondents rated most of the actions provided as “very
important.” These include:
1. Redevelop and repurpose vacant lots and buildings (78% rated “very important”)
2. Maintain the historic character (73%)
3. Maintain the “Main Street” feel of locally-owned, independent businesses (70%)
4. Ensure Commercial Street is diverse and welcoming to all (68%)
5. Focus on improving conditions in the adjoining neighborhoods (64%)
6. Grow Commercial Street as a hub of art and culture (53%)
7. More restaurants and retail (50%)
When asked to choose the ONE action (from a list of eleven) that will be most important to
achieve their vision, the top choices were:
1. Redevelop and repurpose vacant lots and buildings
2. Focus on improving conditions in the adjoining neighborhoods
3. Maintain the “Main Street” feel of locally-owned, independent businesses
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•

•

•

4. Ensure Commercial Street is diverse and welcoming to all
Respondents were also asked to rate the importance of various public improvements that would
support Commercial Street. On the whole, these actions are viewed as less important than the
“experience” actions discussed in the prior two bullet points. That said, the highest rated public
improvements were:
1. Provide financial incentives for existing and new small businesses on Commercial Street
(47% rated “very important”)
2. Open the Jefferson Avenue Footbridge (46%)
3. Improve connectivity and wayfinding from other parts of the city, including downtown
(46%)
When asked to choose ONE public improvement (from a list of nine) that will be most important, a
clear top-two stood out:
1. Provide financial incentives for existing and new small businesses
2. Open the Jefferson Avenue Footbridge
Respondents were also given the chance to provide additional ideas for improvements to
Commercial Street in an open-ended format. Ideas and common themes amongst responses
included:
o Outdoor space enhancements – dog park, gathering space/park, small event
space/amphitheater, kid friendly, more public outdoor seating, etc.
o Improved (perception of) safety – many called for some form of an on-the-street safety
(or hospitality) presence
o Mitigation of, and better support for, the homeless population
o Improved entryways and gateways
o More dependable and coordinated hours for businesses
o Decorative lighting – over the street, at intersections, at gateways, holiday-themed, etc.

COMMERCIAL STREET PLAN | SPRINGFIELD, MO

40

FULL SURVEY RESULTS
Q1: Prior to the pandemic, how often did you spend time on Commercial Street?
Answer choices varied amongst survey participants. The most common answer was “a couple times a
month” (29%). Other common answers were “several times a year” (27%) and “once a week or more”
(24%). Few respondents were “almost never” on Commercial Street (3%).

Every day

7%

Once a week or more

24%

A couple times a month

29%

Several times a year

27%

Rarely (maybe once a year)
Almost never

10%
3%

Q2: Prior to the pandemic, what most often brought you to Commercial Street?
Answers can be sorted into three general categories, as colors in the chart below illustrate. By a wide
margin, “restaurants, bars, and coffee shops” most often brought respondents to Commercial Street prior
to the pandemic (86%). Other popular answer choices were: “the C-Street City Market” (34%), “shopping
and art galleries” (34%), and “events and festivals” (27%). Remaining answer choices were similar in
selection rate, all with 13% or fewer. (Note: respondents could select up to three answer choices.)
Restaurants, bars, and coffee shops

86%

The C-Street City Market

34%

Shopping and art galleries

34%

Events and festivals

27%

Strolling, biking, or “getting steps in”

13%

Historic buildings

12%

Public art (murals and sculptures)

9%

Other (please specify):

6%

I work on Commercial Street

6%

Private events (weddings, etc.)

6%

Personal services (salon, yoga, etc.)

6%

Professional services (business meetings, etc.)

5%

Trains/railroad

4%

I live on Commercial Street

2%

Green space

2%

Common responses from those who selected “other” include: driving through the district, visiting
friends/family who work or live in the district, and identifying specific businesses that they visit.
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Q3: Once we are fully past the pandemic, do you expect to visit Commercial Street
more, less, or about the same amount as you did prior?
A majority of respondents anticipate visiting Commercial Street about the same amount once the pandemic
is in the rearview mirror (60%). Of greater significance, nearly 40% plan on visiting the street more than
they did prior, while only 3% plan to visit less.

60%
37%

3%
More

About the same

Less

Q4: How would you rate the following features of Commercial Street?
Overall, respondents rated the following features positively – most often selecting very good or good, as
the proportion of green in the chart below shows. (Features are sorted by a weighted average, from highest
to lowest overall perception.) The highest rated feature was “the overall aesthetic and vibe” of Commercial
Street, which 76% of respondents rated very good/good. Features with a somewhat more mixed perception
included: safety, variety of merchants, and parking. In particular, parking was the only feature for which a
majority of respondents didn’t rate as very good/good; however, this is not to say it was rated poorly. The
most common rating for parking was fair.
0%

10%

The overall aesthetic and
vibe…

20%

30%

40%

29%

Overall cleanliness

13%

Safety

14%

42%

Variety of merchants

15%

38%

19%
21%
24%

41%

23%

31%
Good
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15%

28%
35%
38%

Fair

Poor

100%

22%

51%

Pedestrian lighting

Very Good

90%

18%

47%

17%

8%

80%

53%

26%

Sidewalks and alleyways

70%

41%

24%

Landscaping

60%

44%

32%

Public art

Parking

50%

Very Poor

15%

6%

Don't Know

42

Q5: Do you recognize Commercial Street as “C-Street” and do you refer to it as
such?
A majority of respondents (71%) recognize and refer to Commercial
Street as “C-Street.”
No
29%
Yes
71%

Q6: Do you consider Commercial Street to be a part of Springfield’s Downtown?

Two-thirds of respondents (67%) do not consider Commercial Street to
be a part of Downtown.

Yes
33%
No
67%

Q7: Looking to the future, what three words best capture your vision for Commercial
Street in the year 2030?
The word cloud below represents the words respondents used most frequently to describe their vision for
Commercial Street in the future. The size indicates how frequently it was used, with the largest words being
cited most often. The top responses, in order, were: vibrant, historic, safe, diverse, fun, and eclectic.
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Q8: To achieve your vision: How important are the following in contributing to the
experience on Commercial Street?
Respondents were asked to rate a series of actions related to experience by level of importance. The chart
below is sorted according to the action’s importance, with the most popular answer choice highlighted in
gray for each. On the whole, for most of the actions, the majority of respondents rated as very important.
The top three rated actions, all with 70% or more rating them as very important, were:
1. Redevelop and repurpose vacant lots and buildings
2. Maintain the historic character
3. Maintain the “Main Street” feel of locally-owned, independent businesses
On the other end, respondents were most divided about the importance of “more housing and residents
along the street,” with 33% rating as only somewhat important.
Very
Important

Important

Somewhat
Important

Not
Important

Redevelop and repurpose vacant lots and
buildings

78%

19%

3%

1%

Maintain the historic character

73%

21%

6%

0%

Maintain the “Main Street” feel of locallyowned, independent businesses

70%

24%

6%

1%

Ensure Commercial Street is diverse and
welcoming to all

68%

22%

7%

3%

Focus on improving conditions in the adjoining
neighborhoods

64%

30%

6%

1%

Grow Commercial Street as a hub of art and
culture

53%

28%

14%

5%

More restaurants and retail

50%

36%

12%

2%

More events and festivals

45%

40%

13%

2%

More businesses and jobs

42%

42%

14%

2%

Enhance marketing of Commercial Street

38%

43%

15%

4%

More housing and residents along the street

20%

27%

33%

21%

Q9: Of the actions listed in Question 8, which one will be MOST important?
To further assist in identifying priorities, respondents were asked to select ONE action from the previous
question’s answer choices that is most important. When asked to select one action for Commercial Street,
there were three tiers of answers, as color-coded in the chart below. (Given the number of answer choices,
any that received more than 9% captured more than its ‘fair share’ of votes.)
“Redevelop and repurpose vacant lots and buildings” was again the top vote recipient (just as it was in Q8).
“Focus on improving conditions in the adjoining neighborhoods” rose up to the #2 selection, with 18% of
the vote. Other actions were more or less rated in the same order as in the prior question.
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21%

Redevelop and repurpose vacant lots and buildings
Focus on improving conditions in the adjoining
neighborhoods
Maintain the “Main Street” feel of locally-owned,
independent businesses

18%
16%
14%

Ensure Commercial Street is diverse and welcoming to all

10%

Maintain the historic character
More restaurants and retail

9%

Grow Commercial Street as a hub of art and culture

8%
2%

More events and festivals

2%

More businesses and jobs
More housing and residents along the street
Enhance marketing of Commercial Street

1%
0%

Q10: To achieve your vision: How important are the following public improvements
in supporting Commercial Street?
Like Q8, respondents were also asked to rate a series of public improvements by level of importance. The
chart below is sorted by the level of importance. Overall, these actions are viewed as less important than
their ‘experience’ counterparts in Q8 – none of these actions had a majority of respondents rate them as
very important. There was less consensus from participants amongst this list as well. That said, the highest
rated public improvements were: “provide financial incentives,” “open the Jefferson Avenue Footbridge,”
and “improve connectivity and wayfinding from other parts of the city.”
Very
Important

Important

Somewhat
Important

Not
Important

Provide financial incentives for existing and
new small businesses on Commercial Street

47%

35%

14%

3%

Open the Jefferson Avenue Footbridge

46%

27%

17%

9%

Improve connectivity and wayfinding from other
parts of the city, including downtown

46%

35%

15%

5%

Make parking easier

43%

34%

18%

5%

Improve cleanliness and maintenance

43%

46%

10%

1%

Improve streetscaping (sidewalks, seating,
crosswalks, etc.)

36%

46%

16%

2%

Better pedestrian lighting

34%

46%

18%

2%

More outdoor uses and greenspaces
(playground, dog park, etc.)

34%

42%

21%

4%
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More public art

20%

42%

29%

9%

Q11: Of the actions listed in Question 10, which one will be MOST important?
When respondents were asked to select one public improvement from the prior list that will be most
important, there was a clear top two. Combined, “provide financial incentives for existing and new small
businesses” and “open the Jefferson Avenue Footbridge” received 44% of the vote. On the opposite end,
“more public art” and “better pedestrian lighting” only received 3% each.
Provide financial incentives for existing and new small businesses on
Commercial Street

24%
20%

Open the Jefferson Avenue Footbridge

14%

Improve cleanliness and maintenance
Improve connectivity and wayfinding from other parts of the city,
including downtown

12%
10%

Make parking easier

8%

More outdoor uses and greenspaces (playground, dog park, etc.)

7%

Improve streetscaping (sidewalks, seating, crosswalks, etc.)
More public art

3%

Better pedestrian lighting

3%

Q12: If you could suggest one additional and specific improvement to enhance
Commercial Street, not in the lists above, what would it be?
Respondents were asked to provide ideas for additional improvements to Commercial Street in an openended format. Roughly half of survey participants provided an answer, with many simply elaborating on
answer choices provided in the prior four questions. Ideas and common themes amongst comments
included:
•
•
•
•
•
•
•
•
•

Outdoor space enhancements – dog park, gathering space/park, small event
space/amphitheater, kid friendly, more public outdoor seating, etc.
Improved (perception of) safety – many called for some form of an on-the-street safety (or
hospitality) presence
Mitigation of, and better support for, the homeless population
Improved entryways and gateways
More dependable and coordinated hours for businesses
Decorative lighting – over the street, at intersections, at gateways, holiday-themed, etc.
Reuse of the former Missouri Hotel
Expanded hours of the farmers market – year-round, additional days, etc.
Public restrooms
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RESPONDENT CHARACTERISTICS
Which of the following best characterizes your primary interest(s) in Commercial
Street?
Springfield resident (non-walking distance)

53%

Regular shopper/diner on Commercial Street

50%

Nearby resident (within walking distance)

20%

Other (please specify):

6%

Commercial Street employee

5%

Commercial Street business owner

5%

Visitor/tourist

4%

Commercial Street property owner

4%

Commercial Street resident

3%

Home Zip Code
Survey respondents provided 29
different home zip codes. The zip
codes with the most representation
in the survey data include: 65803
(Commercial Street’s zip code),
65804, and 65802. Together, these
make up 70% of responses.
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Age
Under 18

0%

18 to 24

6%

25 to 34

19%

35 to 44

25%

45 to 54

14%

55 to 64

20%

65 to 74

14%

Over 74

2%

Prefer not to answer

0.5%

Gender
Female

60%

Male

36%

Non-binary

1%

Prefer not to answer

3%

Ethnicity
White
Native…

87%
3%

Black/African American

2%

Hispanic/Latinx

2%

Other (please specify):

2%

Asian
Pacific Islander
Prefer not to answer

1%
0.3%
7%

Annual Household Income
Less than $25,000

8%

$25,000 - $49,999

20%

$50,000 - $99,999

32%

$100,000 - $199,999
$200,000 or more

22%
5%

Prefer not to answer
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CROSS-TABULATIONS
The survey results were cross-tabulated to see if responses differed based on respondent demographics,
including age, income, home zip code, and interest in Commercial Street. Results were not cross-tabulated
for ethnicity due to low response rates for most of the answer choices. Results to Q9 and Q11 (i.e., the
“which one action” questions), analyzed by various demographics are provided below. In the following
tables, the top-two responses for each category are highlighted in yellow.

Interest in Commercial Street
Q9: The table below shows some variation in the priority actions, based on what the respondent’s interest
is in Commercial Street. Some key differences include:
• Redevelop and repurpose vacant lots and buildings was popular across the board. That said,
property owners are most interested in redeveloping and repurposing vacant lots and buildings.
• Nearby residents are most interested in focusing on improving conditions in the adjoining
neighborhoods.
• Direct Commercial Street stakeholders on the whole (i.e., property owners, employees, residents,
business owners) are more interested in growing the street as a hub for art and culture than other
respondents.
• Commercial Street residents placed the greatest priority on ensuring the street is diverse and
welcoming to all.

Redevelop
and repurpose
vacant lots
and buildings
Focus on
improving
conditions in
the adjoining
neighborhoods
Maintain the
“Main Street”
feel of locallyowned,
independent
businesses
Ensure
Commercial
Street is
diverse and
welcoming to
all
Maintain the
historic
character
Grow
Commercial
Street as a
hub of art and
culture

C-Street
resident

C-Street
employee

C-Street
property
owner

C-Street
business
owner

Regular
shopper/
diner

Nearby
resident
(within
walking
distance)

Springfield
resident
(nonwalking
distance)

Visitor/
tourist

28%

32%

35%

26%

19%

18%

19%

32%

11%

10%

15%

13%

17%

27%

18%

4%

11%

13%

15%

23%

19%

11%

18%

14%

28%

10%

15%

13%

14%

17%

13%

18%

0%

6%

0%

0%

8%

12%

9%

7%

11%

13%

19%

16%

8%

6%

8%

11%
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More
restaurants
and retail
More events
and festivals
More
businesses
and jobs
More housing
and residents
along the
street
Enhance
marketing of
Commercial
Street

6%

6%

0%

0%

10%

6%

8%

4%

6%

3%

0%

3%

2%

2%

3%

0%

0%

3%

0%

3%

2%

2%

2%

0%

0%

0%

0%

3%

2%

0%

1%

7%

0%

3%

0%

0%

0%

0%

0%

4%

Q11: The table below shows modest variation in the priority public improvements, depending on respondent
interest. Differences include:
• Prioritization of the Footbridge varied widely by respondent type. Property owners, nearby
residents, and business owners all put greater emphasis on opening the Jefferson Avenue
Footbridge than other respondent types. Nearly half of property owner survey participants
selected this as their top priority.
• Visitor/tourists and Springfield residents (non-walking distance) put greater emphasis on
improving cleanliness and maintenance.

Provide
financial
incentives for
existing and
new small
businesses on
Commercial
Street
Open the
Jefferson
Avenue
Footbridge
Improve
cleanliness
and
maintenance
Improve
connectivity
and wayfinding
from other
parts of the
city, including
downtown
Make parking
easier

C-Street
resident

C-Street
employee

C-Street
property
owner

C-Street
business
owner

Regular
shopper/
diner

Nearby
resident
(within
walking
distance)

Springfield
resident
(nonwalking
distance)

Visitor/
tourist

29%

27%

16%

28%

27%

25%

25%

15%

29%

20%

44%

31%

21%

36%

13%

22%

0%

17%

8%

3%

13%

6%

16%

26%

12%

20%

20%

14%

11%

12%

14%

7%

12%

10%

0%

3%

11%

6%

11%

4%
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More outdoor
uses and
greenspaces
(playground,
dog park, etc.)
Improve
streetscaping
(sidewalks,
seating,
crosswalks,
etc.)
More public art
Better
pedestrian
lighting

6%

0%

4%

10%

8%

6%

9%

4%

12%

3%

8%

7%

5%

6%

6%

11%

0%

0%

0%

0%

3%

1%

4%

7%

0%

3%

0%

3%

2%

2%

3%

4%

Age
For age cross-tabulations, the 65-74 and 75+ age groups were combined due to response rates.
Q9: There was some variation in survey responses between younger and older participants:
• Younger age groups (<45) placed higher prioritization on redeveloping and repurposing vacant
lots and buildings than their older counterparts. The same can generally be said for focusing on
improving conditions in adjoining neighborhoods.
• Alternatively, older age groups placed a higher priority on maintaining the “Main Street” feel of
locally-owned, independent businesses. They also place more emphasis on maintaining the
historic character of Commercial Street.
18 to 24

25 to 34

35 to 44

45 to 54

55 to 64

65+

Redevelop and repurpose
vacant lots and buildings

28%

22%

25%

19%

18%

14%

Focus on improving conditions
in the adjoining neighborhoods

17%

22%

23%

17%

13%

13%

Maintain the “Main Street” feel
of locally-owned, independent
businesses

14%

16%

10%

17%

19%

19%

Ensure Commercial Street is
diverse and welcoming to all

17%

19%

15%

12%

11%

16%

Maintain the historic character

11%

3%

7%

13%

13%

16%

Grow Commercial Street as a
hub of art and culture

6%

5%

7%

14%

11%

8%

More restaurants and retail

6%

7%

8%

5%

9%

12%

More events and festivals

0%

3%

3%

1%

1%

2%

More businesses and jobs
More housing and residents
along the street
Enhance marketing of
Commercial Street

0%

2%

1%

0%

4%

1%

3%

1%

2%

2%

1%

0%

0%

0%

0%

0%

0%

1%

Q11: There was slight variation across age groups when it came to prioritizing public improvements:
• The older participants (55+) are most interested in opening the Jefferson Avenue Footbridge;
however, this was a top-two priority for all age groups except 18-24-year-olds.
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•

The most significant outlier is 18-24-year-olds prioritization of more outdoor uses and
greenspaces – an action that directly correlates with age. This youngest age group also placed
greater emphasis on more public art; and less on improving cleanliness and maintenance.
18 to 24

25 to 34

35 to 44

45 to 54

55 to 64

65+

Provide financial incentives for existing and
new small businesses on Commercial Street

19%

24%

28%

23%

22%

24%

Open the Jefferson Avenue Footbridge

11%

20%

18%

19%

22%

27%

Improve cleanliness and maintenance

8%

13%

16%

14%

15%

12%

Improve connectivity and wayfinding from
other parts of the city, including downtown

11%

16%

12%

11%

15%

7%

Make parking easier

11%

8%

8%

15%

11%

9%

More outdoor uses and greenspaces
(playground, dog park, etc.)

19%

9%

9%

8%

5%

4%

Improve streetscaping (sidewalks, seating,
crosswalks, etc.)

8%

7%

4%

6%

6%

12%

More public art

8%

2%

3%

4%

2%

1%

Better pedestrian lighting

3%

2%

3%

0%

2%

4%

Household Income
For the income cross-tabulations, the $100,000-199,000 and $200,000+ income brackets were combined,
due to lower response rates in the highest income group.
Q9: There was variation amongst income groups when it came to prioritizing actions related to the
experience:
• The higher the income group, the more likely respondents were to prioritize redeveloping and
repurposing vacant lots and buildings.
• The lower the income group, the more likely respondents were to prioritize ensuring Commercial
Street is diverse and welcoming to all. To a lesser extent, this is also the case for maintaining the
historic character and the “Main Street” feel.
• The highest income brackets ($100,000+) placed much greater emphasis on more restaurants
and retail than the other groups.
Less than
$25,000

$25,000 $49,999

$50,000 $99,999

$100,000+

16%

17%

20%

24%

20%

15%

25%

14%

18%

17%

16%

9%

Maintain the “Main Street” feel of locallyowned, independent businesses

14%

20%

13%

11%

Maintain the historic character

14%

11%

8%

9%

Redevelop and repurpose vacant lots and
buildings
Focus on improving conditions in the adjoining
neighborhoods
Ensure Commercial Street is diverse and
welcoming to all
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Grow Commercial Street as a hub of art and
culture
More restaurants and retail

4%

11%

7%

13%

4%

3%

6%

14%

More events and festivals

6%

3%

1%

2%

More businesses and jobs

4%

1%

2%

1%

More housing and residents along the street

0%

1%

2%

3%

Enhance marketing of Commercial Street

0%

1%

0%

0%

Q11: There was little variation when it came to prioritizing public improvements:
• The highest income brackets ($100,000+) were an outlier regarding the Footbridge – placing
much less emphasis on this action than the other income groups. Alternatively, they placed
higher priority on improving cleanliness and maintenance.
• The lower the income group, the slightly higher the prioritization of: improving streetscaping and
creating more outdoor uses and greenspaces.
• On the other end, the higher income groups placed slightly higher priority on making parking
easier.
Less than
$25,000

$25,000 $49,999

$50,000 $99,999

$100,000+

21%

18%

25%

30%

21%

26%

25%

12%

13%

15%

9%

18%

17%

9%

14%

14%

8%

8%

12%

9%

8%

10%

5%

6%

More outdoor uses and greenspaces
(playground, dog park, etc.)

10%

7%

5%

6%

More public art

0%

3%

3%

3%

Better pedestrian lighting

2%

4%

2%

1%

Provide financial incentives for existing
and new small businesses on
Commercial Street
Open the Jefferson Avenue Footbridge
Improve cleanliness and maintenance
Improve connectivity and wayfinding
from other parts of the city, including
downtown
Make parking easier
Improve streetscaping (sidewalks,
seating, crosswalks, etc.)

Home Zip Code
Due to it being an open-ended question type, results could not be cross-tabulated for home zip code.
However, answered were filtered to separate out zip code 65803 – the zip code of Commercial Street and
the greater northside of Springfield – to compare to overall survey results. The following charts illustrate
results for 65803 respondents compared to total results discussed earlier in the report.
Significant differences from the 65803 results include:
•

•

Residents of 65803 are even more likely to visit Commercial Street once we are past COVID-19
than respondents in general. Half of 65803 respondents say they are more likely to visit, while
only 2% say they are less likely.
Residents of 65803 placed greater emphasis on improving conditions in adjoining neighborhoods.
This was their top priority in Q9 (chosen by 24%), as opposed to redevelop and repurpose vacant
lots and buildings.
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•

Residents of 65803 also placed much greater emphasis on opening the Jefferson Avenue
Footbridge. A third (33%) of respondents selected this when asked to choose one public
improvement that is most important; 13 percentage points higher than the full results.

Once we are fully past the pandemic, do you expect to visit
Commercial Street more, less, or about the same amount as you
did prior?
60%
50%

48%
37%
65803
Total

3%

2%
More

About the same

Less

Which of the following actions contributing to the experience on Commercial
Street will be MOST important?
Redevelop and repurpose vacant lots and buildings

19%

Focus on improving conditions in the adjoining
neighborhoods

24%

Maintain the “Main Street” feel of locally-owned,
independent businesses

12%

Ensure Commercial Street is diverse and welcoming to all

13%

Maintain the historic character

12%
Total

More restaurants and retail

7%

Grow Commercial Street as a hub of art and culture

8%

More events and festivals
More businesses and jobs
More housing and residents along the street
Enhance marketing of Commercial Street
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65803

3%
1%
1%
0%
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Which of the following public improvements will be MOST important?
Provide financial incentives for existing and new small
businesses on Commercial Street

22%

Open the Jefferson Avenue Footbridge

33%

Improve cleanliness and maintenance

7%

Improve connectivity and wayfinding from other parts of the
city, including downtown

9%
Total

Make parking easier

10%

More outdoor uses and greenspaces (playground, dog park,
etc.)

7%

Improve streetscaping (sidewalks, seating, crosswalks, etc.)
More public art
Better pedestrian lighting

COMMERCIAL STREET PLAN | SPRINGFIELD, MO

65803

7%
1%
2%

55

C. COMMERCIAL STREET MARKET PROFILE
The following market profile was completed in November 2020 to help inform the Commercial Street
planning process. Data was compiled using primary and secondary sources, including Esri Business
Analyst, CoStar real estate reports, the U.S. Census Bureau, City of Springfield, and other available
sources.
Of note, this profile was completed during the COVID-19 pandemic and economic crisis. However, given
the lag time with most data sources, much of the information that follows presents conditions pre-COVID.
Therefore, the following is intended to provide an assessment of conditions pre-crisis, giving the community
an understanding of baseline conditions for Commercial Street as it transitions into and through recovery.
Throughout the profile data is primarily provided for two different geographies – the Commercial Street
study area, and a larger in-place market area. At times, data is also provided for Springfield as a whole for
comparison.
Key takeaways are provided first, beginning on the next page, with supporting data and analysis following,
starting on page 5.

IN-PLACE MARKET AREA DEFINITION
The In-Place Market Area is made up of the five neighborhoods that are adjacent to the Historic Commercial
Street corridor: Midtown, Weller, Grant Beach, Woodland Heights, and Robberson. An in-place market
boundary is used to better understand Commercial Street’s potential as a neighborhood serving corridor,
in addition to being a regional attraction. The five neighborhoods were chosen because they align nicely
with Commercial Street centered within, as well as capturing what can roughly be considered a walkable
and bikeable market for Commercial Street. This area is also naturally bound by major transportation
corridors (or ped barriers) on each side: Kearney to the north, Glenstone to the east, Chestnut to the south,
and Kansas to the west.

Woodland Heights
Robberson

Grant Beach
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Midtown

Weller

The adjacent
map illustrates
the CID (red),
five-minute
and ten-minute
walkshed from
the CID (red
and orange
outlines), and
the in-place
market area
(purple). The
walksheds are
included for
illustrative
purposes,
offering
context and
scale.
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KEY TAKEAWAYS
Commercial Street Conclusions
The dynamics of development on Commercial Street are expected to change and evolve. Over the
last 20 years, those who purchased properties and invested in buildings on Commercial Street did so
because they loved the historic building stock and there were affordable, beautiful buildings ripe for
redevelopment. This was perfect for the small scale, aspiring entrepreneurs, small business owners, and
artists who were able to take advantage of this opportunity. During interviews, several stakeholders
referenced that they weren’t initially considering Commercial Street and didn’t realize they wanted to locate
there, but the building and/or price was just too good to pass up. The dynamic of purchases and
developments are now changing – as can be seen with some of the larger property acquisitions of late and
proposed (re)developments on the table. Commercial Street has caught the eye of more well-capitalized
developers and businesses, and for good reason. This is allowing for a greater ambition in project type and
complexity but also something Commercial Street is not used to. The “low-hanging fruit” properties have all
mostly been snatched up, and property values have risen, making it less accessible for the type of investor
that the street attracted 10-20 years ago.
The physical framework of Commercial Street has shifted since the last plan. The 2006 Plan for
Commercial Street referred to three separate sub-districts – central, east and west. The construct now can
be more accurately framed as core vs. edges. The core has expanded since 2006 – from Lyon to Jefferson.
This area is largely activated, has received streetscape enhancements, and has a strong mix of relatively
densely packed uses. Simply, this is what most people visualize when they hear “historic Commercial
Street.” The edges are less filled in with active uses, have less historic character with more industrial uses
remaining, and are less active pedestrian environments. However, these are likely the areas with the most
potential and where the most change is expected over the next 10-20 years.
Commercial Street’s artisan manufacturing and maker ethos. Many things are made along Commercial
Street’s historic core, from chocolate and beer, to mountain bike components, art, and furniture, to name a
few. Clean, smaller in scale, and often with a storefront component, artisan manufacturing naturally and
seamlessly fits into shopping and entertainment districts. Phenix Marble Company is an example of a newer
project that builds on this identity along Commercial Street. The maker ethos can be a larger part of
Commercial Street’s identity going forward. The Moon City Creative District, just across the railroad tracks,
shares this philosophy as well, creating an opportunity for stronger connection between the two districts
going forward.
Traditional manufacturing isn’t expected to disappear from the district either, as long as the railroad remains
active. As the real estate and business data discussed earlier in the report shows, industrial use remains a
significant part of the district’s footprint. There may be opportunity to connect with some of the area’s larger,
more traditional industrial uses in new and creative ways as well.
Displacement is expected to become a concern for small, independent businesses. While not a
problem yet, this is expected to be an increasing challenge over the plan’s 20-year horizon. Rents haven’t
increased much over the last decade, but there are signs this could change. Market sales prices and
assessed values of property have been steadily rising, and vacancy rates are next to zero on Commercial
Street. Fortunately, many of the small businesses in the district own their own building – this is perhaps
largest factor in preventing displacement. Furthering building ownership, along with other measures to
proactively prevent displacement, should be encouraged.
Creating more residents immediately on, and adjacent to, Commercial Street will provide multiple
benefits. The in-place market is a worthwhile market (discussed in more detail below), but much of it is not
a truly captive market, that lives and breathes Commercial Street day in, day out. This is a key next step in
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Commercial Street’s evolution. More residents directly along the corridor will further activate the district,
putting additional eyes and feet on the street day and night, and bringing spending power to support
businesses and services. New housing of varied price points and unit types should be encouraged to
provide an environment that attracts culturally-mixed demographics. Reopening of the Jefferson Avenue
Footbridge is also critical here – to reestablish connection to the residential base immediately north of the
district.

In-Place Market Implications
The power of the in-place workforce as a market for Commercial Street businesses and events.
There is a large number of workers in the in-place market; over 25,000 according to Esri estimates. This
includes major economic anchors from universities to public offices, not to mention all of the downtown
employees that work just outside the in-place area’s boundaries. Given the industries present, many of
these workers likely have significant disposable income, and are coming from all over the region to their
workplace near Commercial Street. This is a strong market for Commercial Street businesses to connect
to, for workday lunch, after-work happy hours, dinners, etc. Indirectly, as stronger connections are
established, these workers may be more likely to bring their family or friends to the district outside of work
and on weekends. There may also be opportunity for businesses along Commercial Street to take
themselves to these anchors, via services such as catering and the like.
Opportunity to serve residents within the in-place market, both current and future. The in-place
market is one that has been hollowed out and disenfranchised over generations, but is expected to evolve
and experience growth over the next decade. Moving forward the in-place market has potential as a strong
“starter” neighborhood, offering affordable homes for those looking to buy their first home and those starting
families. If this does become a growing trend, Commercial Street can be a key attraction for these
prospective new residents.
Also, as the district is currently constructed, the edges of Commercial Street (as discussed earlier) help to
serve the immediate neighborhoods. Uses such as Price Cutter and Sonic may not fit neatly into what
historic Commercial Street values and how it sees itself, but it is worth considering that these businesses
attract and appeal to many of those who currently reside in the in-place market.
Lastly, it is not just the businesses and what they offer that can appeal to current and future residents.
Events and programming are also a key piece of this puzzle. Commercial Street should make sure it
continues to be a welcoming and diverse place through its programming, from regular offerings like the
farmers’ market to one-off street festivals.

Implications from P.U.M.A.’s Global Trends Report
Since 2007, P.U.M.A. has conducted research on trends impacting urban districts across the country. The
latest report was released in 2020. The following summarizes the trends that are currently most relevant to
Springfield and Commercial Street.
Talent & Second-Tier Markets: The premium on a skilled workforce continues to drive development and
investment in American cities. Where these workers choose to live is increasingly the key decision factor
for business growth and relocation. The shift to a preference among young professionals for living in denser,
more urban neighborhoods began in the early 2000s. However, it is not just the superstar cities benefiting.
With rising real estate prices in many of our nation’s largest and hottest cities, second-tier cities are
appealing to residents and businesses that offer an affordable quality of life.
There is an opportunity for smaller, more affordable cities, such as Springfield, to attract Millennials and
Generation Z who are moving out of more expensive, larger cities, along with natives who may “rebound”
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back to their hometown. However, in order to do so, they need to not just offer jobs that match their skillset,
but also an appealing lifestyle and amenities that cater to their unique preferences. Springfield at times has
struggled to attract and/or retain young talent. While Commercial Street isn’t going to solve this problem, it
is a key economic development tool that can help address the talent challenge. It is a diverse and unique
district that is appealing to transplants from larger cities and those looking for something a little different to
draw them in.
The Power of Place: Cities and downtowns are realizing that their competitive edge lies in offering a unique
and special experience. City builders are rediscovering the importance of leveraging one-of-a-kind places
— whereas “franchise architecture,” corporate sameness, and cookie-cutter designs are out.
“Contextualism” demands that places accurately reflect the unique character and heritage of a place,
making its users, visitors, and rooted communities feel that they have been in a memorable location. Valuing
a place’s history, culture, and existing populations are key to making sure that a community is simply not
replicating a new formula for “authenticity” found in popular urban centers. As people seek deeper
connections with their surroundings, context can serve as a tool to drive economic and community
development efforts.
Commercial Street has evolved in the right way, not just maintaining, but elevating, its strong sense of
place, history, and heritage over the last two decades. Looking forward, as it gains in popularity, it will be
increasingly challenging to maintain this sense of place. New developments shouldn’t be snuffed out simply
because they are new and different, but should be sure to build upon what makes Commercial Street
special. Public city building efforts should take the same approach.
Consumer Behaviors: Brick-and-mortar stores still matter. While many fear the impact of online sales on
conventional retail, online sales still comprise less than 10% of overall sales, and as much as half of online
sales include retailers that also have physical stores. This isn’t to say that technology and e-commerce
aren’t impacting the industry; but the formats that have been hit the hardest (especially during the
pandemic) have been outdated, larger scale formats, such as indoor malls and department stores, not
urban shopping districts such as Commercial Street. Consumers continue to demonstrate that they want
personalized and local shopping experiences.
Commercial Street is built for these trends. It offers brick-and-mortar small businesses that offer one-of-akind products, memorable experiences, and personalized customer service. Community-serving retail can
become a more prominent niche on Commercial Street. Nationally, there is a growing premium – especially
post-pandemic – on stores that demonstrate social impact and connection. Entrepreneurship is also
expected to surge as the economy recovers and cities find their way into their new normal.
Social Equity: Social equity is characterized by a fair and equal opportunity for residents to achieve upward
socio-economic mobility. The most visible indicator of a lack of social equity in the U.S. is rising income
inequality, which is at its most extreme since the 1920s. It is estimated that as many as 80% of Americans
are now living paycheck to paycheck.
Gentrification is both a cause and effect of the troubling trend outlined above. Also referred to as “induced
displacement,” gentrification is the process of economic and demographic change in historically disinvested
neighborhoods, by means of real estate investment and new, higher income residents moving in that
displaces lower income and often non-white residents.
Displacement is expected to become a challenge for the in-place market area – and Commercial Street –
during this plan’s 20-year horizon. Involuntary displacement of residents and businesses should be
discouraged, and Commercial Street should continue to pride itself as a welcoming, diverse, and inclusive
district to all.
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IN-PLACE MARKET AREA CONDITIONS
Residents – Demographics
The table and charts below offer demographic information on the in-place market area, with comparisons
to the city of Springfield.
There are roughly 20,000 people and over 7,000 households in the in-place market area. On the whole, the
in-place market’s population is younger, contains more families and children, is more racially diverse, but
also has lower income and education levels and higher unemployment. Over half of the in-place market’s
employed residents work in blue collar or service industries. A high proportion (43%) of households in the
in-place market have a household income of less than $25,000. An indication of the market area’s age
trends, and likely influenced by the presence of multiple universities, the most populated age bracket in the
area is 15-24-year-olds.
Demographic Snapshot, 2020

Population
Households
Avg. Household Size

In-Place
Market

Springfield

19,968
7,148
2.37

169,830
74,975
2.13

One-Person Households*
33.4%
Median Age
30.8
Households with Children*
28.1%
Gender
Female
49%

Population by Age
9%

65+

17%

55 - 64

11%
11%

38.1%
35.5
22.5%

45 - 54

10%
10%

51%

25 - 34

Male

51%
49%
Race/Ethnicity
White Alone
80.9%
85.8%
Black Alone
8.8%
4.9%
Two or More Races
5.8%
4.1%
Some Other Race Alone
2.2%
1.8%
Asian Alone
1.1%
2.7%
American Indian Alone
1.1%
0.8%
Hispanic Origin
6.2%
5.0%
Income & Education
Median Household
$27,778
$35,907
Income
Bachelor's Degree or
19.1%
29.2%
Higher
Unemployment Rate
17.5%
13.5%
Employed Pop. By Occupation
White Collar
51.2%
60.4%
Blue Collar
22.6%
19.1%
Services
26.2%
20.5%
* 2014-2018 Estimates
Source: Esri, Community Profile & Population Summary;
P.U.M.A.
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13%
12%

35 - 44

16%
16%

15 - 24

22%

18%

0 - 14

16%

0%

5%
10%
In-Place Market

19%

15%
20%
Springfield

25%

Household Income
$200,000 +
$100,000 - $199,999
$50,000 - $99,999
$25,000 - $49,999
< $25,000

1%
2%
4%

8%
20%

26%
33%
30%
34%

0% 10% 20% 30% 40%
In-Place Market
Springfield

43%

50%

60

Population Growth
The table below illustrates population change over the course of this century, for the in-place market and
Springfield as a whole.
The in-place market area has seen essentially no change in its population over the last 20 years. Erosion
of the population was an issue between 2000 and 2010, with a modest bounce back over the last decade.
Meanwhile, Springfield saw 11% growth over the last 20 years, adding more than 16,000 residents.
Furthermore, as stated in Forward SGF materials, Greene County has experienced 29% growth this century
(up to 2019). This demonstrates that growth has been seen around the city’s edges, predominately in the
suburbs, which in turn has slowly and methodically hollowed out many of the city’s urban neighborhoods
including the Commercial Street in-place market area.

In-Place Market
Springfield

Population Growth
2000-2020 Change
2000
2010
2020
(#)
19,985
19,200
19,968
-17
153,088
159,623
169,830
16,742
Source: Esri, Community Profile; P.U.M.A.

2000-2020 Change
(%)
-0.1%
10.9%

Residents – Psychographics
The table below provides the top four psychographic segments for the in-place market and Springfield.
Psychographic data evaluates households more qualitatively than demographic data, by considering
lifestyle, interests, aspirations, and cultural influences of different segments of the population. To better
understand psychographics, Esri’s Tapestry Segmentation system was used, which breaks households into
one of roughly 60 distinct “tapestry” segments, also commonly referred to as lifestyle segments.
The in-place market is dominated by the “hardscrabble road” lifestyle segment. This makes up nearly two
out of every three households in the area. Meanwhile only 10% of Springfield’s households fall into this
category (and only 1.2% of households nationally fall in this category). Descriptions, from Esri’s tapestry
profiles, for each of the following segments can be found below the table.

Psychographic Segments
In-Place Market
Springfield
1. Hardscrabble Road
64%
1. College Towns
2. Traditional Living
14%
2. Old & Newcomers
3. Set to Impress
12%
3. Traditional Living
4. College Towns
10%
4. Hardscrabble Road

14%
14%
11%
10%

Source: Esri, Tapestry Segmentation Profile

Hardscrabble Road neighborhoods are in urbanized areas within central cities, with older housing, located
chiefly in the Midwest and South. This slightly smaller market is primarily a family market, married couples
(with and without children) and single parents. Younger, highly diverse (with higher proportions of black,
multiracial, and Hispanic populations), and less educated, they work mainly in service, manufacturing, and
retail trade industries. Unemployment is high (almost twice the US rate), and median household income is
half the US median. Almost 1 in 3 households have income below the poverty level. 60% of householders
are renters, living primarily in single-family homes, with a higher proportion of dwellings in 2–4-unit
buildings. This market is struggling to get by.
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Traditional Living: Residents in this segment live primarily in low-density, settled neighborhoods in the
Midwest. The households are a mix of married-couple families and singles. Many families encompass two
generations who have lived and worked in the community; their children are likely to follow suit. The
manufacturing, retail trade, and health care sectors are the primary sources of employment for these
residents. This is a younger market—beginning householders who are juggling the responsibilities of living
on their own or a new marriage, while retaining their youthful interests in style and fun.
Set to Impress is depicted by medium to large multiunit apartments with lower than average rents. These
apartments are often nestled into neighborhoods with other businesses or single-family housing. Nearly
one in three residents is 20 to 34 years old, and over half of the homes are single person and nonfamily
households. Although many residents live alone, they preserve close connections with their family. Income
levels are low; many work in food service while they are attending college. This group is always looking for
a deal. They are very conscious of their image and seek to bolster their status with the latest fashion. Set
to Impress residents are tapped into the local music scene.
College Towns: About half the residents of College Towns are enrolled in college, while the rest work for
a college or the services that support it. Students have busy schedules, but make time between studying
and part-time jobs for socializing and sports. Students that are new to managing their own finances tend to
make impulse buys and splurge on the latest fashions. This digitally engaged group uses computers and
cell phones for all aspects of life including shopping, school work, news, social media, and entertainment.
College Towns are all about new experiences, and residents seek out variety and adventure in their lives.
Old and Newcomers: This market features singles’ lifestyles, on a budget. The focus is more on
convenience than consumerism, economy over acquisition. Old and Newcomers is composed of
neighborhoods in transition, populated by renters who are just beginning their careers or retiring. Some are
still in college; some are taking adult education classes. They support charity causes and are
environmentally conscious. Age is not always obvious from their choices.

Housing Stock
The charts below illustrate various characteristics of the housing stock for the in-place market compared to
Springfield.
Type: There’s approximately 8,250 housing units in the in-place market. Three-quarters of these are singlefamily units, a higher rate than the citywide proportion – and somewhat a surprise, given the mix of land
uses, presence of educational institutions, and adjacency to downtown that characterizes the in-place
market. Only 13% of units are multi-family in the in-place market vs. 29% citywide.

80%
60%

Housing Units by Type (2018)

74.2%
61.2%

In-Place Market

40%

29.3%

20%
3.2% 3.4%
0%

Single Unit
(detached)

7.0% 3.8%

Single Unit
(attached)
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Springfield

13.1%
2.4% 2.3%
Multi-Family (3+ Mobile Home, RV,
units)
etc.
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Tenure & Occupancy: More than half of housing units in the in-place market area are renter-occupied.
These proportions are slightly higher than citywide.
Vacancy is an issue in the in-place market area, where 13% of the housing stock is unoccupied. According
to Forward SGF, some of the highest proportions of vacant housing in the city are located in the area to the
south of Commercial Street, north of downtown.

Tenure: In-Place Market
Vacant
13%

Tenure: Springfield
Vacant
10%

OwnerOccupied
35%

OwnerOccupied
42%
RenterOccupied
48%

RenterOccupied
52%

Home Values: Both median rents and home values in the in-place market area are lower than citywide
averages. However, the disparity with rents is small in comparison to home values, which are 41% lower
than Springfield as a whole. Low values and disparity with citywide averages indicate a housing stock that
may have issues with poor conditions and prevalence of disrepair. Rents are closer to (but still below)
citywide averages, showing the relative appeal of the area for renters, presumably many of which are
students and/or young professionals who may work downtown.

Median Home Value & Rent
$200,000

$1,000

$180,000
$160,000
$140,000

$671

$730

$900
$800
$700

$120,000

$600

$100,000

$500

$80,000

$400

$127,982

$60,000
$40,000

$200

$75,948

$20,000
$0

$300
$100

In-Place Market
Median Home Value (2020)
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Workforce Characteristics
The table and chart below provide an overview of the in-place market area’s workforce.
There are over 25,000 employees who work in the in-place market area. This accounts for approximately
13% of all employees who work in Springfield. There are more workers in the in-place market than there
are residents. Further, this does not include the downtown employment center just south of the in-place
market area’s boundaries.
The largest sector in the in-place market is Health Care & Social Assistance, accounting for 40% of
employees (equating to about 10,000 jobs). The health care sector is also the largest sector citywide. Other
prominent industries in the in-place market include Other Services*, Educational Services, and Public
Administration. Together, these four industries account for 78% of the in-place workforce.
Employment Snapshot, 2020
In-Place Market
# of Businesses
828
# of Employees
25,681
Businesses per Sq. Mi.
168
Employees per Sq. Mi.
5,220
Source: Esri, Business Summary; P.U.M.A.

Springfield
10,226
202,320
123
2,438

In-Place Market Area: Workforce by Industry
0%

5%

10%

15%

20%

Health Care & Social Assistance

25%

30%

35%

40%

45%

40%

Other Services (except Public Administration)

17%

Educational Services

12%

Public Administration

10%

Manufacturing

3%

Wholesale Trade

3%

Professional, Scientific & Tech Services

3%

Retail Trade

3%

Arts, Entertainment & Recreation

2%

Accommodation & Food Services

2%

Construction

2%

Information

2%

* The “Other Services (except Public Administration)” sector comprises establishments engaged in
providing services not specifically provided for elsewhere in the classification system. Establishments in
this sector are primarily engaged in activities such as personal care services such as barbers, other
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personal services such as drycleaners and pet care, equipment and machinery repairing, religious
organizations, civic and social organizations, etc.

Economic Anchors
The following map shows employment density within the in-place market area. Darker shades represent a
higher concentration of jobs. Major economic/employment anchors are also illustrated.
The in-place market has several major economic anchors that influence its high workforce numbers. All of
these are located to the south of Commercial Street. These include three educational institutions – Drury,
Ozarks Technical Community College, and Evangel. (While the map illustrates the concentration of
employment at these institutions, it does not account for the large number of students that spend time on
each of these campuses.)
CoxHealth’s – the region’s largest employer – northern campus is located at Boonville Avenue and Division
Street. This campus is anchored by the Cox North Hospital. Cox’s physician residency program is also
based here, as is Cox College, a private college offering degrees and certificates in nursing and other health
care-related fields.
The Government Plaza district is made up of multiple blocks of City and County offices, services, and public
schools, located between Benton Avenue and Campbell Avenue. Combined with the adjacent Drury, this
is the largest employment concentration in the in-place market area.

Cox North
Campus

Evangel
Univ.

Government
Plaza
Drury
Univ.
Ozarks Technical
Community College
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Where Workers Live
The following map illustrates where in-place market area workers live throughout the Springfield region.
Darker shades represent a higher concentration.
Few of the workers in the in-place market area also live in the in-place market. An estimated 95% live
elsewhere in the region. As the map shows, workers come from all over the greater Springfield region, with
a majority residing in south Springfield.
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COMMERCIAL STREET CONDITIONS
While the above offered data primarily focused on the in-place market area, the following provides
information on Commercial Street study area specifically.

Business & Service Inventory
The table below is a breakdown of Historic Commercial Street’s businesses and services. Nearly all of
these are street-level businesses, with some operating on multiple floors. There is a detailed map of district
businesses and services found on the following page (courtesy of the CID and the Historic C-Street
website). The inventory also includes those businesses that are within the CID but located off of Commercial
Street, along Pacific Street and side streets.
The table shows a strong mix of various commercial and non-profit uses. Equally important, within each of
these categories this is a strong mix of uses – in other words, varied cuisines, unique shops, a mix of
personal services that each have their own niche, etc.

The district has become known as a dining destination. There are 15 dining and drinking establishments
along the seven-block stretch of Commercial Street. All of these (minus Sonic, located on the western edge
of the district) are local, independent businesses. Pizza House, a more recent addition to Commercial
Street’s dining scene, relocated from a south Springfield location, and already had a significant following
throughout the region. Most of the other restaurants, coffee shops, and drinking establishments started up
on Commercial Street and have developed a following from there.
Professional Services makes up the largest category in the
district. Several of these businesses are located along
Pacific Street. These businesses also fall into a wide variety
of industries. These businesses bring another subset of
users to the district, by way of their employees, on a daily
basis.
Industrial uses, a centerpiece of the corridor’s history,
maintain a presence in the Historic District. These uses are
mostly found along the periphery and edges, and while
fewer in numbers, most have large building footprints, at
times taking up an entire block.

Business & Service Inventory
Professional Services
Retail
Dining & Drinking
Industrial & Repair
Personal Services
Arts & Non-Profit
Events & Accommodations

21
19
15
12
10
9
6

TOTAL

92

Source: Historic C-Street

Upper Level Uses
In many of the buildings that have multiple stories, residential lofts are common. According to the Historic
C-Street website, the district contains more than 80 lofts. Many of these have been rehabbed into high-end
residences and are in very good condition. These lofts are predominately owner and renter occupied, but
there is also a growing presence of units available for short-term rental via sites such as Airbnb. As a
lodging hybrid model, Eurasia Coffee operates the Culture Boutique Hotel – the only “hotel” in the district –
which has six rooms available for overnight stays.

COMMERCIAL STREET PLAN | SPRINGFIELD, MO

67

COMMERCIAL STREET PLAN | SPRINGFIELD, MO

68

Recent, Underway, and Planned Projects
While there is always work taking place within the district, below is an overview of the more significant and
larger projects that were recently completed, underway, or planned; both public and private.
•

•

•

•

•

Jefferson Avenue Footbridge: The 562-foot-long Footbridge, originally built in 1902 and on the
National Register of Historic Places, has allowed pedestrians to cross the railyard that abuts the
Commercial Street district to the north. It has been closed since 2016 due to safety concerns
regarding its structural integrity. The footbridge is slated to undergo rehabilitation, with the goal
for construction to be underway by 2021. A majority of funding has been secured for the work.
Parking Lot and Alleyway Improvements Project: This project is underway, nearing
completion. It began in August 2020. The Dr. Tickle Alleyway, located between Campbell
Avenue and Boonville Avenue, and the C-Street Market Alleyway, between Robberson Avenue
and Jefferson Avenue, as well as the public parking lot located at Blaine Street and Jefferson
Avenue, were selected by Commercial Street residents and business owners for improvements
using TIF funds. Improvements to alleyways include pedestrian oriented lighting, murals, and
mosaics. Improvements to the parking lot include landscaping and additional parking spaces.
This project is expected to cost $523,000 and is being funded through the Commercial Street TIF
fund and .25-cent Capital Improvements Sales Tax.
Prosperiti Development (including the Missouri Hotel): This project is currently in the
planning phase. This multi-phase project includes multiple parcels spread across multiple blocks,
most prominent being the old Missouri Hotel. As of its December 2019 master plan available for
review, the project is projected to include 296 residential units (studio to 3-bedroom), 11,000
square feet of retail space, 234 parking spaces, and outdoor public amenity spaces. Timing of
development is yet to be determined.
The 425 W Commercial Building: This former engine repair shop has been acquired by Phenix
Marble Company, and is being planned for use as a marble showroom for the locally-owned
company.
Famous Building: Immediately west of the Historic Firehouse, this building has been undergoing
rehabilitation funded by historic tax credits and is nearing completion.

Vacant Lots/Buildings
The Commercial Street corridor also has several remaining vacant sites with no known plans for
redevelopment. Examples of these include:
•
•
•
•

Large vacant lot at 530 E Commercial, immediately east of the GLO Center
Vacant lot currently used for private parking at the northeast corner of Commercial and Lyon
Vacant lot immediately to the east of 305 W Commercial
Frisco Building, located on the northwest corner of Commercial and Washington

Sales Tax Trends
The following charts provide sales overall taxable sales trends for the Commercial Street CID, as well as
CID sales tax receipts. The CID began collection in July 2010. In 2019, no data was available for more than
half the year so was not included in the first chart. The CID was renewed in 2019.
Sales tax trends demonstrate the growth of Commercial Street as a shopping and dining destination over
the course of the decade. Outside of two years of year-over-year decrease, the CID has seen strong,
positive sales growth. The stretch from 2012 to 2014 was a particularly strong one, with sales increasing
10% and 25% in each subsequent year. As a whole, between 2011 and 2018, sales increased 52% in the
CID. This outpaces the downtown CID sales growth, which increased 43% during that time period.
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CID: Taxable Sales by Year
$14,000,000
$12,000,000

25.3%

$10,000,000
$8,000,000

99.8%

-4.5%
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5.3%

2016

2017

2018

9.5%

4.6%

4.6%

-6.7%

9.9%

7.5%
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CID: Sales Tax Receipts
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$24,836

$30,896

$33,440

$34,237

$37,830

$36,815

$40,299

$42,134

$44,088

Property Values
The following chart illustrates total assessed value in the Commercial Street TIF from 2007 to 2020.
Property values have also grown significantly since 2007 on Commercial Street. Between 2007 and 2020,
total assessed value increased from $3.7 million to $6.9 million, an 86% increase.
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Real Estate Conditions
The following tables and charts provide data on commercial real estate for each main sector – for both
Commercial Street (CID boundaries) and Springfield.
Inventory: According to CoStar reports, there is roughly 705,000 sf of total commercial space within the
Commercial Street CID. A large majority of this (78%) is retail space. Total available inventory has
essentially remained unchanged since 2007, when there was approximately 703,000 sf of total commercial
space – illustrating the fact that there’s been little/no new-build within the district and development has been
characterized by rehabilitation and renovation instead.
Rents: Office space has the highest market rents in the district, followed by retail and industrial. Both retail
and office space rent at a modest discount compared to citywide averages. Industrial, on the other hand,
rents at a slight premium over citywide rates.
Overall market rent per sf (all sectors combined) has not changed greatly since bottoming out at roughly
$9.20/sf in 2012. Since then it has increased to $9.96/sf, or an 8.4% increase over those 8 years.
Sale Prices: Market sale prices per square foot, on the other hand, have increased significantly during this
same time period, from $73/sf to $92/sf, a 26% increase.
Commercial Street Real Estate Market

Springfield Real Estate Market
Industria
Retail
Office
l

Retail

Industrial

Office

Building
Inventory
(sf)

547,000
sf

114,000
sf

44,300 sf

Building
Inventory (sf)

23M sf

33.1M sf

12.4M sf

Vacancy (sf)

15,800 sf

0 sf

0 sf

Vacancy (sf)

1.2M sf

966,000
sf

418,000
sf

2.9%

0%

0%

5.1%

2.9%

3.4%

$10.52/sf

$5.66/sf

$14.72/sf

$12.75/sf

$5.29/sf

$17.22/sf

Vacancy
Rate
Market Rent

Vacancy
Rate
Market Rent

Source: CoStar, Oct 2020, via Springfield Area Chamber of Commerce
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Vacancies: Vacancy – or available space for rent – has dropped to nearly zero within the district. Only the
retail sector shows a vacancy rate (2.9%), equating to roughly 16,000 sf. While low vacancy does mean an
activated and occupied district, it also can prevent new businesses from opening in the district that may be
interested. Therefore, some vacancy (roughly 5%) is often considered ideal.
The following vacancy chart and table illustrate the dramatic change in the district since 2007, particularly
in regards to office space of which 56% was vacant at the time.

Percent Vacant, by Sector
60.0%
50.0%
40.0%
30.0%
20.0%
10.0%
0.0%

2007

2008

2009

2010

2011

Overall

Year
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020 YTD

Overall
8.5%
6.7%
7.2%
9.1%
11.7%
9.5%
9.1%
6.9%
3.0%
2.7%
2.9%
2.3%
2.7%
2.2%

2012

2013

Retail

2014

2015

Office

Percent Vacant, by Sector
Retail
Office
5.6%
56.5%
3.7%
52.4%
4.0%
52.6%
5.8%
42.0%
7.7%
45.0%
8.3%
3.6%
9.5%
2.0%
8.0%
1.8%
3.0%
1.4%
1.8%
1.4%
2.7%
1.1%
2.1%
5.4%
3.2%
0%
2.9%
0%

2016

2017

2018

2019

2020
YTD

Industrial

Industrial
4.1%
3.5%
5.5%
13.0%
18.7%
18.5%
10.7%
4.4%
3.6%
7.7%
4.7%
2.6%
1.3%
0%

Source: CoStar, Oct 2020, via Springfield Chamber of Commerce
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