Collinsville Great Streets:

URBAN
DESIGN

URBAN DESIGN
Urban design, as a discipline, traditionally encompasses a wide
range of issues related to the built environment, from regional
planning, to the laying-out of neighborhoods, streets, blocks
and open spaces, all the way down to the design of individual
buildings. The design of transit facilities, civil infrastructure,
landscape architecture, and even economic development are
inextricable parts of urban design.
The sections of this report categorized under “Urban Design”
will focus primarily on the relationship between buildings and
the public realm, what is often referred to as “place-making.”
It will address regulatory issues (land use, zoning, design
guidelines) that affect the form of buildings, streets and open
spaces, and offer recommendations for how they might be
improved to guide future development toward outcomes that
better reflect the community’s desires.
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EXISTING CONDITIONS
Historic Context
Previous Planning Initiatives
-- Collinsville Comprehensive Plan
-- Collinsville Design Guidelines
-- Existing Zoning Map
-- Cahokia Master Managment Plan
Key Opportunity Sites
-- Cahokia Mounds
-- Rural Developments
-- Collinsville Commercial
-- Surrounding Highway 157
-- Neighborhood Potentials
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To that end, it will illustrate potential scenarios for key sites and
strategies related to building form and, in particular, building
frontages (the way that buildings face the street).

STUDIES & RECOMMENDATIONS
Rural District
-- State Park & Black Lane
Entertainment / Recreation District
-- Fairmount Park
-- Jaycee Sports Complex
Uphill District
-- Caseyville Road
-- Boskeydells Node
-- Bottom-up Streetscape Improvements
-- Sycamore St. Site
-- Adding Value with Parks
-- Landmark Gathering Space

46

IMPLEMENTATION & NEXT STEPS
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existing conditions:
historic context
2

EXISTING CONDITIONS
HISTORY OF COLLINSVILLE

HIGHLIGHTS RELEVANT TO THE STUDY AREA
The study area has a rich cultural history. Its natural resources
and its geographic position as a trading crossroads has
attracted human settlement dating back thousands of years.
From the pre-colonial civilization at Cahokia, to early European
settlements centered around trading, to the late 19th – early
20th century developments attracted by coal and natural gas
extraction, there are many stories to be told. Some of those
stories, such as those connected to the archeology of Cahokia
or the nostalgia of Route 66, have pertinence to this study in
terms leveraging the story to reinforce the “brand of place.”
The Market Analysis section of this report expands on that
theme. Of definite pertinence to this report is the area’s more
recent history, particularly in terms of planning initiatives. In its
recent Comprehensive Plan Update the City of Collinsville made
specific observations and recommendations for the study area.
Key excerpts from that document that provide recent historical
context are included here for easy reference:
“The St. Louis/Collinsville Road Corridor, one of the city’s oldest
thoroughfares, was first established as Collinsville’s primary
transportation corridor, and later became a critical corridor for
interstate commerce along the Illinois section of Historic U.S.
Highway 40 (“The National Road”). The community grew around
the St. Louis/Collinsville Road Corridor through the 1970s due
to a combination of industry, mining, prime farmland, as well the
City’s close proximity and direct connection to St. Louis, MO.”

“Collinsville Road and St. Louis Road, intersected by Bluff Road/
State Route 157, are at the heart of the Southwest Corridor.
The existing condition of property’s (sic) within this corridor
display conditions of blight and dereliction. The visual appeal
of the area is identified as the most pressing concern needing
to be addressed in order to attract the types of developments
envisioned for the corridor. The I-255 / Collinsville Road
interstate exit is a main entrance into the City, but the aesthetics
and visual appeal of the immediate area do not reflect the
culture and vibrancy of the community. A comprehensive
corridor beautification plan is needed to create a more inviting
visual impression.”
“As the St. Louis/Collinsville Road Corridor aged, most of the
regional shopping shifted to the Collinsville Crossings Business
District at the intersection of I-55/I-70 and Route 157 (directly
adjacent to the Collinsville Road section of the corridor) serves
a city of over 25,000 as well as a market area extending over
5 miles beyond City limits. However, the Corridor remains
important to the economic well-being of the City, encompassing
historic residential neighborhoods and many locally-owned
neighborhood shops, offices, restaurants, a farmer’s market,
and other businesses. Today, the St. Louis/Collinsville Road
Corridor is poised to reclaim its historical significance and fulfill
its economic potential.”
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EXISTING CONDITIONS
PREVIOUS PLANNING INITIATIVES
COMPREHENSIVE PLAN - UPDATED 2018
This Great Streets innitiative has the benefit of building upon a
robust foundation of planning outreach, analysis and visioning.
The recently updated Comprehensive Plan made specific
recommendations for the study area which will be incorporated
into this report. A pertinent example of the kind guidance found
in that document is included here:
“St. Louis Road has the potential to become an extension of the
Uptown neighborhood. This corridor is home to many locallyowned small businesses and historic residential neighborhoods.
Streetscape improvements, including sidewalks, pedestrianscale lighting and other amenities will create a vibrant, walkable,
and more aesthetically pleasing corridor. These improvements
will be important to revitalizing economic activity and restoring
historic neighborhoods. Neighborhood commercial retail
development serving the surrounding neighborhoods is a
suitable land use for St. Louis Road section of the corridor.
This land use type also creates a smooth transition from higher
density of residential and commercial uses in Uptown to the
regional developments along Collinsville Road and Bluff Road.
The existing mix of residential and commercial land uses
fronting St. Louis Road may be problematic in transitioning to
more a modern commercial corridor. Developing an initiative or
program to encourage the restoration of homes within historic
neighborhoods may be an opportunity to help the commercial
corridor transition more effectively.”

COLLINSVILLE 2020
ENVISIONING THE CITY’S FUTURE
City of Collinsville
Comprehensive Plan
2006

July, 2006

H:\Collinsville Comprehensive Plan\2020CompPlanAmended1107.doc
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During the Uptown master planning process, consideration was given for the definite change in character and building uses seen throughout the District. The movement
can be seen as one travels down Main Street first entering a mix of residential and commercial uses with commercial buildings often located within former residences;
then the dense commercial District in the heart of Uptown with traditional multi-story commercial establishments; and finally, a third District bisected from the core
Uptown by Highway 159. This third area lacks much of its former character, and is an area of concern and decline with neglected residential units in first floor
commercial buildings that were once functional storefronts.
The Uptown Master Plan establishes three clearly defined districts that mimic the fluid character of the District. The Garden District is the westernmost District and is
primarily residential, although making provisions for both live/work units and service retail type uses. The intended character of the Garden District is a very
lushly-landscaped area that respects the existing surrounding neighborhood, but offers upgraded, sustainable housing options. It emphasizes the public gathering areas
and serves as the primary gateway and arrival point for Uptown.
The Central Business District (CBD) is the traditional historic commercial area, and is therefore the densest portion of the District. Development is maximized in a
central block of the District in a manner that is intended to spur development through in a radiating pattern from its centralization and increased density. A mixed-use
block is proposed with a central plaza to aid in identity creation and to serve as a public gathering area and event site.
The third and most eastern District is the Market District. It offers the greatest visibility, the greatest amount of developable land and the greatest potential for creativity
in design. The anticipated roadway improvements to State Highway 159 will bring a radical change to the District, and the plan capitalizes on these improvements by
adding key anchor tenants, such as a regional retail type use. Currently, this District has a pharmacy, the Collinsville Township building, and senior center. The Market
District is expected to draw people Uptown for essential services and goods.

(Top & Bottom) City of Collinsville 2020 Comprehensive Plan,
photos by the City.
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EXISTING CONDITIONS
PREVIOUS PLANNING INITIATIVES
DESIGN GUIDELINES
The City of Collinsville’s Design Guidelines document provides
a strong foundation for future planning efforts in the Uptown
area, defining the recommended character for each of the
three districts established in the Uptown Master Plan. While this
document, strictly speaking, focuses on areas outside of the
geographic boundaries of the Great Streets study area, it raises
issues that are nonetheless relevant and will be addressed in the
Urban Design Recommendations section of this report.
Of particular interest is the Garden District, as it borders the St.
Louis Road terminus. According to the Uptown Master Plan, the
Garden District “emphasizes the public gathering areas and
serves as the primary gateway and arrival point for Uptown.”
This statement, coupled with first of the Proposed Goals
outlined in the documet, “Promote an identity for the Central
Business District in the form of a ‘landmark’ gathering space and
new development,” suggests that there is a strong desire for a
new public space that is both literally and figuratively central to
the City. The suggestion that this “landmark” space be located
in the Central Business District will be treated herein with some
flexibility, as the a concept of creating such a space at the nexus
of St. Louis Road and Main Street (the moment of arrival into
Uptown from the soutwest) warrants exploration.

(Top & Bottom) City of Collinsville Design Guidelines, photos by
the City.
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covered (garage) spaces, multi-family dwellings to provide 2.5
spaces per unit, and dwelling lofts to provide 2 spaces per unit.
Small mixed-use buildings (containing ground floor commercial
and 3-9 dwelling units) that would otherwise be highly
compatible in this stretch of the corridor are often constrained
by parking requirements. Reducing the number of required off-
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While the B-4 (along with B-2) representsnthe
designation that is most supportive of a mixed-use pedestrianCurtis
oriented environment, there are a couple of aspects that could
be improved upon:
Dwelling units are currently permitted in B-4 (and B-2) zones as
a “dwelling
(upper floor) but not permitted on the ground
G r loft”
n dviiseclear:
w to encourage active storefronts
level. The arationale
that create a vibrant streetscape. However, an unintended
Circof this is that it either limits a building to 3 or
consequence
le the costly installation
h of an elevator, in
fewer units or requires
order to abide by Fair Housing Act requirements. A solution to
this could
modify
Obestoa g
e the zoning text to allow for one ground
floor accessible unit. In order to preserve the objective of
encouraging active storefronts, the location of the ground floor
dwelling unit could be limited to the rear of the building.
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street parking spaces would alleviate this challenge. Refer to the
recommendations in the Transporation section of this report for
specific guidance on parking requirements.

lnube to re-zone the several R-3 and R-1 properties
A solution
Wacould
in this node to B-4, to allow for the possibility of mixed-use. It
should be noted that the H
buildings along the southeast side
il c and Moffett Ave. are all of a
of St. Louis Rd between Helen lPl.
re
t historic character, a
similar type: 2.5 story “mansion” homesswith
type that works well as a “cottage commercial” use. In fact, the
properties at the southwest corner of Western Ave. and St. Louis
Rd. and the northeast corner of Helen Pl. and St. Louis Rd. are
already zoned B-4, and the existing historic homes have been
converted to a commercial uses. These example demonstrates
the potential for these buildings to be adaptively reused, a
concept that could be extended up and down the corridor,
Erie
particularly in the commercial node areas.

Moo

Clevelan
Sycamore

PREVIOUS PLANNING INITIATIVES
E

H I LL S I D

w ood

ood

Li n

Au
tu m
EXISTING CONDITIONS
n

Westbrook

ee
k

st w

od

C re

ud

wo

dB

Main

Davis

Re

nn
a

st

Ca

8

CK

EXISTING CONDITIONS
PREVIOUS PLANNING INITIATIVES
CAHOKIA MASTER MANAGEMENT PLAN
The Cahokia Mounds State Historic Site created a Master
Management Plan in 2008 that made useful specific short term,
medium-term and long-term recommendations for the corridor
that will be built-upon and incorporated into this report. Of
particular relevance is the long-term recommendation to make
major streetscape improvements to the section of Collinsville
Road west of Black Lane that would include a “road diet”
(reduction of travel lanes). Refer to the Transportation section
of this report for further information on how these streetscape
improvements align with the vision recommended herein.

Existing View of Collinsville Road

View of Collinsville Road with Streetscape Improvements
Exhibit 1

Master Management Plan

January 2008

Cahokia Mounds State Historic Site

Legend
Sand Prairie Lane

Collinsville Road Modifications

Short Term Action
Mid-Term Action
Long Term Action

55 70

111

Monks
Mound

Black Lane

Interpretive
Center

ilroad

CSX Ra

255

Redu
Reduce
uce Negative Impact of Collinsville Rd

●

Reduce Pavement
Width to Two Lanes with
Bike Lane

●

Reduce Speed to 35
mph

●

Thematic Recreation of
Road to a Historic Time
Period

●

Add Interpretation
Signage

●

Add Crosswalks for
Pedestrian Safety

FIGURE 3

Collinsville Road

CSX Railroad

Wood
Henge

Section 3
Page 47 of 113

OBJECTIVE 2

Woolpert, Inc.

Cahokia Mounds Master Management Plan
Page 41 of 113

(Top & Bottom) Cahokia Management Master Plan, 2008, photo by
Cahokia Mounds.
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existing conditions: key
opportunity sites
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PHOTO LOCATIONS
CAHOKIA MOUNDS TO HIGHWAY 157
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Great Streets IN ITIAJIVE

EXISTING CONDITIONS
Existing St. LouisSITES
& Collinsville Road Corridor
KEY OPPORTUNITY
LEARN • SH ARE • PLA N • B UILD

Uptown to Hwy 157

Collinsi\dlle

Collinsi\dlie

Fairmount Race Track
to Cahokia Mounds

Hwy 157
to Fairmount Race Track

- SW Corridor TlF District

- SW Corridor Business District
THREE DISTINCT
SEGMENTS
- Attracts regional
tourist
- MCT Bus Route #18
Limited
pedestrian
connectivity
The study area can be conceptually divided into three
distinct
- Limited
pedestrian connectivity
- No Bike/PED infrastructure
-containing
Point of Entry lacks identity
segments. -ItLimited
transitions
from
a
rural
environment
Way-Finding
- Attracts regional tourist
Lack unified
of place
and
a mix of -public
land, sense
scattered
auto-oriented
commercial
- No Bike/PED infrastructure
community character
- Limited
Way-Finding
buildings and single family homes to an area that clusters
several
- Lack unified sense of place and
large development sites (racetrack, strip mall commercial,
community character
recreation facility) around the I-255 access points, then changes
dramatically in character as it crosses under Hwy 157 and climbs
the hill towards the downtown into to a neighborhood made
up mostly of single family homes and clusters of neighborhood
scale commercial buildings.

- Tl F District #1
- SW Corridor TlF District
- SW Corridor Business District
- Lacks safe route to school
- MCT Bus Route #18
- Limited pedestrian connectivity
- No Bike/PED infrastructure
- Limited Way-Finding
- Lack unified sense of place and
community character

What all of the segments have in common, which was identified
in the Great Streets RFP and confirmed in this existing conditions
analysis, is that they all suffer from poor streetscape quality and
lack pedestrian infrastructure. A common theme in interviews
with stakeholders and focus groups was the idea that this
corridor carries the burden of giving the “first impression” of
Collinsville, and that there is a strong desire for improvement
in that regard.
CAHOKIA MOUNDS
Starting west and moving east, the first segment is a rural area
containing both the Cahokia Mounds State Historic Site and
the State Park neighborhood, a subdivision of mostly singlefamily homes with strip mall commercial development along
Collinsville Rd. The RFP’s assessment of the area, that it’s
strength in drawing international tourism (the Cahokia Mounds
has the distinction of being a World Heritage Site) is hampered
by the character of its surroundings.
This challenge was identified and addressed in detail in the
2008 Cahokia Mounds Master Management Plan, which laid out
short-term, mid-term and long-term actions for improving the
(Top to bottom) Districts along Collinsville Rd. and St. Louis Rd.,
photo by EWG; Cahokia Mounds aerial view, photo by National
Geographic; Cahokia Mounds, photo by Enjoy Illinois.

12

COLLINSVILLE ROAD
WEST OF I-255
STATE PARK
State Park is an unincorporated community located west on
Collinsville Road, between Fairmount Park and the Cahokia
Mounds World Heritage Site. The neighborhood is centered
around the intersection of Black Lane and Collinsville Road
with half of the development in Madison County (north of
Collinsville Rd.) and half in St. Clair County (south of Collinsville
Rd.) This fragmented governance presents added challenges
in terms of enacting and enforcing regulations, and promoting
opportunities for growth and development. General poverty of
the area has led to deferred maintenance of properties and poor
living conditions.
COMMUNITY DEMOGRAPHICS
The 2017 American Community Survey (ACS) estimates the
households in the Block Group in the St. Clair portion of State
Park earns an average income of $39,453; there is no data for
the Madison County Block Groups in this area1. Compare this
figure to the households Up Hill in the project, who earn an
average annual salary of $63,000 - $74,0002. Compared to the
City of Collinsville, a plurality of the residents in the area identify
as Hispanic of Latino.

3

Investment in the area is unlikely to come from residents directly
without guidance or investment from outside sources. The
City should be aware of the language, cultural and economic
differences of this area and be sensitive and patient when
making suggestions about State Park to residents or outside
parties. The City should also be aware current residents may be
amiable to the existing conditions and unwilling to negotiate
change.
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D
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Madison County
Block Group #1
Census Tract 4009.03

NO DATA

St. Clair County
Block Group #1
Census Tract 5024.04

$39,453

All sources this page:
American Community Survey, US Census Bureau, 2017.

Madison County
Block Group #4
Census Tract 4034.02

Madison County
Block Group #3
Census Tract 4034.02

$20,625

$63,884

St. Clair County
Block Group #1
Census Tract 5034.12

$65,688

St. Clair County
Block Group #4
Census Tract 5034.12

$73,750

(Top to bottom) Black Lane, facing east; Black Lane and Collinsville
Road intersection; Map of Median Household Income, as reported
by the US Census Bureau, 2017 ACS.
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COLLINSVILLE 2025 - COMPREHENSIVE PLAN

Chapter 1: Existing Condition

EXISTING CONDITIONS
COLLINSVILLE ROAD
Section 1.01
SUMMARY
WEST
OF I-255
The Existing Conditions section includes an executive summary of the comprehensive plann
ANNEXATION,
PART OF
CURRENT
PLANS
Hispanic
culture. From the residents’
perspective, annexation
process, the
resultingNOTplan,
and
an analysis
of Collinsville’s
socio-economic
conditions a
As
part
of
the
planning
process,
the
design
team
discussed
would
provide
consistent
and
reliable
City
services,
such
as
description of existing zoning and land uses. It also includes a baseline report on the existi
reasons for and against annexation; however, while this may be
police, fire, and water. While residents receive water from
services available
to residents
Collinsville,
condition
of ofthese
services,
recommendations
a long-term opportunity,
annexationof
is not
part of any currentthe the
City now, as part
Collinsville,
the cost to obtain
water
plans. Anyservices
discussion of and
annexation
would need to include
might decrease
inside City boundaries.
Issues
with regards to
improving these
implementation
strategies
to provide
ongoing
services.

details as to the use and service of public utilities, issues of
infrastructure, building code enforcement, and stormwater
public service, flood plain context, and other governance
management could be better solved under City jurisdiction. This
Section 1.02
STUDY
AREA
concerns.
The City would
need to consider the following points:
would also mean the City of Collinsville gains the opportunity to
-- Inventory
and quality
public services
in Statethe
Park City’s
regulate
things like boundaries,
land use, building codes,
and right-of-way
The study area
includes
all ofareas
within
current
located
mainly in Madis
Quantity
of
public
services
to
be
provided
if
State
treatments.
County and partially in St. Clair County, and extending outwards by 1½ miles into unincorporat
Park is annexed
County areas--within
City’s
as authorized
by the
Illinois
Municipal Code (65 ILCS 5/1
Costs ofthe
supplying
thesejurisdiction
public services
DISCUSSION
AGAINST
ANNEXATION
Amount
of
potential
revenue
from
annexed
areas
Public
services
put
a
burden
on
the
City of Collinsville
obtain
12-6) and any areas proposed for future annexation. The City of Collinsville
is tocentered
at 38°
-- Cost to revenue ratio if annexation occurs
resources to deliver these services. City departments (such as
28″ North, Discussion
89° 59′
43″ West (38.674444, -89.995278).
The map below (Figure 1.1) is of the stu
in support of and against annexation are listed below
police) would need to rethink their current jurisdiction lines
area shown
red.exercise into the topic.
as ain
thought
to include State Park, all the while, without additional funding
which may alleviate the financial burden. In addition to financial
DISCUSSION IN SUPPORT OF ANNEXATION
constraints, the logistical feasibility of annexation remains
Figure 1.1:First,
Study
Area Map
the neighborhood’s proximity to Collinsville, and the
ambiguous. Questions about staffing availability, service
current boundaries of the City around State Park, would enable
delivery, and county cooperation are unanswered. Lastly,
a contiguous City boundary. State Park might be the home for
annexation is a politically tumultuous proposal which may not be
growth and development opportunities, specifically in the areas
understood by residents of Collinsville or State Park. Perceptions
of manufacturing, automobile repair, and cultural landmarks.
of crime, poverty, and accessibility to the area may be barriers to
New residents might also be drawn to the neighborhood for its
annexation discussions.

CITY OF
COLLINSVILLE

STATE
PARK

(Top) City of Collinsville boundaries, photo by the City.
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COLLINSVILLE ROAD
EAST OF I-255
BETWEEN THE HIGHWAYS
The segment of the study area between State Park and
Highway 157 contains several important development sites:
the Fairmont race track, strip mall commercial development
(anchored by Rural King), the City’s new water treatment plant,
and Collinsville Middle School on the north side of Collinsville
Road, and the Jaycee Sports Complex, City playfields and
soon-to-be decommissioned water treatment plant (and
associated lime pits) on the south side of the road.
FAIRMOUNT PARK RACE TRACK
Fairmount Park Race Track was constructed in 1925 in the
image of Churchill Downs. It is one of three horse racing venues
currently active in Illinois, and the only one outside the Chicago,
Illinois metro area. As it did for the 2018 season, Fairmount is
scheduled to races on 41 days. However, the 2018 season was
cut short because the legislature did not pass a gambling
expansion that would allow Fairmount to have an additional
revenue source to help pay for race purses.

5

The Fairmont Race Track has historically been important to
Collinsville’s economy and, based on interviews with key
stakeholders and focus groups, is considered to be important to
Collinsville’s future. However, it is also widely recognized that the
business is struggling and its future viability may depend on the
possibility of receiving a casino license from the State. Besides
the question of whether the race track’s business model can be
improved, there is the issue of its effect on the streetscape from
an aesthetic standpoint. The current condition of the facility’s
frontage is poor when compared to other race track examples,
such as Arlington Race Track in northern Illinois.
COMMERCIAL DEVELOPMENTS
Moving further east along the corridor, after crossing Interstate
255, are a pair of strip mall commercial developments on either
side of Collinsville Rd. The 14 acre development to the north,
until recently, contained a Shop N Save grocery store, which
served both Collinsville and the State Park neighborhood. With
the loss of the grocery store, the land currently contains only a
Rural King store.
Both the Rural King and 9500 Collinsville commercial
developments have underutilized outlots, and excessive paved
parking which contribute to existing stormwater drainage issues.
As a result, the property contains over 6 acres of unused paved
area—making it an example of under-performing land in terms
of both economic development (highlighted by the fact that it
is within a TIF district) and stormwater impact. The City recently
constructed a new water treatment plant adjacent to the Rural
King property. Set back from the street, the project anticipates
future commercial development on its own out-lot.

6

(Column) Fairmount Park, photo by EWG ; 9500 Collinsville Road;
Commercial developments between I-255 and State Highway 157.
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JAYCEE SPORTS COMPLEX
A POTENTIAL REGIONAL DRAW
JAYCEE SPORTS COMPLEX
The Jaycee Sports Complex is located between I-255 and State
Highway 157. The City’s Parks and Recreation Department has
plans to upgrade the 12 ball fields, soccer field, and football field
in coming years. Although, the City currently does not organize
any sports teams on its own, the middle and high school teams
claim Jaycee as home field.
In terms of urban design, the streetscape along Collinsville Rd.,
the pedestrian amenities along the route, and the visibility and
accessibility of the entrances to the Middle School and Jaycee
Sports Complex, could be improved. As an example of the poor
quality of the existing pedestrian infrastructure, it is currently
considered unsafe for students from the Middle School to cross
Collinsville Rd and are instead transported the few hundred feet
by bus.

7

THE POTENTIAL FOR SPORTS TOURNAMENTS
Stakeholder and focus group interviews made clear that these
athletic facilities are strong community assets and have the
potential to expand into regional destinations. There are no
tournaments currently associated with Jaycee as both fields
and amenities are outdated and in need of improvement.
Both stakeholder groups and the city called attention to the
inefficient layout of the fields and parking lots; the size of fields
as limitation to older-aged groups; and the location of the lime
pits associated with the water treatment facility.
The City’s newest department, Parks and Recreation, scoped
enhancements for the area. However, the City should discuss
further the possibility of a sports tournament complex with the
recreational clubs in the area. Should this be deemed as an
appropriate use of Jaycee Sports Complex, the investment will
be higher than simple maintenance and improvements.

8

REGIONAL BRANDING INITIATIVES
The Great Rivers & Routes Initiative, representing Madison,
Jersey, Calhoun and Macoupin Counties, brings awareness to
the tourism opportunities in southwest Illinois. Great Rivers &
Routes includes Collinsville’s landmarks on their community
list. Sports fields and recreational activities (like a bike trail to
Cahokia mounds) would be a welcome addition to their list of
community attractions.

9
(Column) All photos of Jaycee Sports Complex, from the City of
Collinsville.
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PHOTO LOCATIONS
HIGHWAY 157 TO MAIN STREET
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COLLINSVILLE ROAD
EAST OF HIGHWAY 157
HIGHWAY 157 RESIDENTIAL
Crossing under Highway 157 the corridor transitions into a mostly
residential area with scattered, neighborhood scale commercial
development. Single family homes, many of them historic, line
the south side of St. Louis Road (as it is called east of 157) as
it climbs in elevation. The first ¼ mile along the north side is
faced by an embankment that precludes the development of
any buildings. The commercial buildings within this stretch of
the corridor are mostly mid-twentieth century developments
containing auto-oriented uses. The poor condition of many of
these buildings, along with the preponderance of curb cuts onto
St. Louis Road associated with them, are challenging factors that
should be addressed in this project.
CASEYVILLE INTERSECTION
The intersection is a neighborhood node along St. Louis Rd.
with mainly auto-oriented uses and road configurations which
encourage drivers to speed. Although the zoning describes the
area as “neighborhood scale, compact pedestrian oriented”,
most of the uses do not mesh with this vision. Integrating these
uses with a new street layout will increase the safety for all users,
and provide a friendly environment for additional uses. This
plan recommends changes which would increase development
potential of pedestrian-friendly and affordable uses.

10

11
(Column) Residential units near Highway 157, photo by Google;
and Caseyville intersection, photo by the City of Collinsville.
18

ST. LOUIS ROAD
UNDERUTILIZED PARCELS
BOSKYDELLS INTERSECTION
An existing publicly-owned school-yard sits somewhat hidden
from the corridor. The park is owned and operate by the school
district as park of Jefferson Elementary School. The grassy open
space, basketball court and playground can be accessed from
a short gravel trail off of Boskydells Road. An existing 10’ rightof-way allows for foot traffic from St. Louis Rd. to the property.
However, being set back from the corridor at the bottom of a
wooded hillside, and the lack of upkeep for the right-of-way,
makes this otherwise valuable amenity seem secluded and
somewhat inaccessible.
The First Baptist Church property anchors a mixed-use node
containing small scale commercial properties and multi-family
apartment buildings. The church parking lot appears to be an
example of under-utilized infrastructure, as it remains mostly
empty throughout the week and not reaching full capacity even
at its busiest time: Sunday mornings. There may be opportunities
to re-purpose some of the paved area for non-parking uses.

12

VACANT PARCELS
One of the few vacant parcels in this section of the corridor, the
property at the corner of St. Louis and Sycamore should merits
special attention in this report. Possible uses for the 0.3 acre
parcel may include mixed-use or public open space.
COLLINSVILLE AVE INTERSECTION
The intersection includes several neighborhood landmarks.
Kruta Bakery, celebrating 100 years in 2019, is the longest
established business, but also included are McDill’s Irish Pub,
Diary Freeze, and Horseshoe Lounge & Restaurant. The owners
of Kruta’s are looking to expand beyond their existing building
and redovelopan adjacent parcel to provide off-street customer
parking. solving the traffic problems at Bond will make the
space more accessible. McDill’s has approved plans to demolish
their existing building and redevelop the site with a new, larger
building and expanded parking area through the acquisition of
two adjacent parcels.
In regards to the urban form, Collinsville Ave., Bond Ave., and
Maple st. intersect with St. Louis Road at awkward angles. The
acuteness of the intersection limits visibility for drivers on the
side streets trying to cross or turn onto St. Louis Road. At Bond
Ave. the problem deepens because of the three-way intersection
with St. Louis Rd. and Collinsville Ave. The flow of traffic is not
clear an may confuse drivers. A lack of parking for some of the
businesses, most noticeably Horseshoe Lounge & Restaurant,
has parking backing up along Jefferson Ave. on both sides of
St. Louis Rd. Recently vacated alleys help solve some circulation
problems, but also strain connections to other properties. The
plan recommends circulation changes to increase pedestrian
safety and allow for crossings of St. Louis Rd.

13

14
(Column) Boskydells Intersection; Sycamore St, Intersection;
Collinsville Rd. Intersection, all photos by Google.
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ST LOUIS ROAD & MAIN STREET
GATEWAY TO UPTOWN
KEY INTERSECTION LACKS URBAN DESIGN
The St. Louis Rd corridor terminates at Main Street, in what was
designated the “Garden District” in the Uptown Master Plan
Design Guidelines. The quality of this intersection and its surroundings, in terms of urban design, is relatively poor. The Plan
identifies the Garden District as “the primary gateway and arrival point for Uptown.” The images to the right illustrate the
“vista” one experiences when approaching Uptown Collinsville
from the south and west at this key intersection of St. Louis and
Main. The concept of a “vista” is important to urban design /
place-making. “The Smart Growth Manual,” authors Andres
Duany, Jeff Speck and Mike Lydon, explain:
“Street networks that include staggered intersections, deflections, and slight curves improve spatial definition and orientation by creating memorable visual events. When a street vista
terminates on a building, it should reciprocate by placing a special architectural element on axis.”

View 1 from St. Louis Rd. looking north to Main Street intersection.

View 2 from Main Street St. looking east to St. Louis Rd. intersection.

2

1

Examples of classic urban design “vistas”
Terminated Vista; Deflected Vista; Gateway Vista

Intersection of Main St. and St. Louis Road
20
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PHOTO LOCATIONS
CAHOKIA MOUNDS TO HIGHWAY 157
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RURAL DISTRICT
STATE PARK & BLACK LANE
BLACK LANE APPROACHES
State Park includes several small businesses, mainly in
automobile and food services. The local Hispanic restaurants are
popular dining destinations for residents of both Collinsville and
State Park. The City of Collinsville might consider a partnership
centered around these local businesses. Partnerships might be
formal cooperatives which may qualify for government grants,
or a more simple approach to develop community leadership
who can advocate for themselves. In the later case, Collinsville
might proposition the County instead to provide State Park
with recommendations on topics like land use requirements,
business development initiatives, and educational programs.
It should be noted that all approaches require more study to
decide which may be the best, if any. Below are starting points
only, but the following working group of representatives should
be created if any of these points are pursued:
-- The Illinois representative for the USDA: This person
helps with applications at the federal level.
-- City of Collinsville representatives from the
departments of Business, Community Development,
Economic Development, and Water/Sewer: The
design suggests focusing on economic development;
however, other departments may be relevant to the
process as the City decides a direction.
-- State Park business owners: As people who provide
economic stability and momentum in the area.
-- State Park community leaders: Both formal and
informal leaders need to be identified starting with
businesses, schools, churches, and resident groups.
-- A Cahokia Mounds representative
-- Illinois Department of Transportation representative:
Collinsville Rd remains an IDOT route and
modifications will require their consideration.

POSSIBLE FUNDING SOURCES
“Rural” is defined as non-urbanized areas outside of the
jurisdiction of a town of more than 50,000. Some grants consider
State Park as a rural area while others do not. The USDA Illinois

representative would be able to answer if State Park qualifies for
any of the following sources. As an example, the Rural Business

Development Grant (RBDG) grants loans to small businesses
with funds which can be used for:
-- Acquisition or development of land and renovation of
buildings
-- Rural transportation improvement
-- Community economic development
-- Feasibility studies and business plans
The Community Development Block Grant (CDBG) might be
another starting point of research.
For more information on rural cooperatives, funding resources
for cooperatives, and other assistance measures, refer to the
USDA Rural Development Department, the Rural Community
Assistance Partnership, and the Stronger Economies Together
websites.

MULTIPLE APPROACHES TO CONSIDER
The City, or the Counties, could act as the advocate for State
Park to receive services or funding from other sources. The City
could provide staffing resources to search and apply for state
or national programs, like the Rural Community Assistance
Partnership or Stronger Economies Together (SET). However,
without a dedicated alliance in State Park to represent
themselves, these initiatives would likely gain little ground. Or
the City could be an active partner in coordinating improvements
of Collinsville Road and State Park. If the City wishes to advance
with plans in this area, the goals would most likely be strategic
- with goals like persuading State Park residents to patron
Collinsville businesses and gaining residents’ trust - rather than
financial - creating positive cash flows.
Reference Market Analysis White Paper for further
recommendations in this area.

(Top & bottom) 21st St, Paso Robles, CA, photo from Google.
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ENTERTAINMENT & RECREATION DISTRICT
FAIRMOUNT PARK
ELEVATING THE BRAND
The race track could undergo a rebranding effort that embraces
the character and quality of historic American racetracks, such
as Arlington and Saratoga Springs. A focus group attendant
suggested that the facility change its name to “Fairmont
Downs,” with the idea that it could reposition / elevate the
brand by connecting it with the more famous Churchill Downs.
Irrespective of that proposition, any re-branding strategy for the
racetrack should include physical improvements to the property,
although there are likely limited financial resources to commit
at this time.
With that in mind, resources should be strategically deployed,
focusing on gaining the most bang for the buck. Improvements
to the entryway / frontage (verses improvements to facilities
within the racetrack itself) would have the double benefit of

15

(This column) Approach and aerial of Fairmount Park, photos by
Google.

(This column) Approach and aerial of Arlington Park, photos by
Google and US Racing.
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ENTERTAINMENT & RECREATION DISTRICT
FAIRMOUNT PARK
elevating both the Fairmont brand and quality of the corridor
as a whole. A fairly significant impact could be achieved
through landscaping, such as creating a berm that could be
planted with flowers that spell the name “Fairmont Park.” IDOT
funding may be available to partner in financing such a project,
through a roadside pollinator habitat program. The Community
Appearance Board also be included in plans for roadside
landscaping and consideration needs to be given to how the
plantings are maintained.
Simple elements, like ornamental fencing along with an
enhanced bus shelter pavilion constructed in the fashion
of traditional racetrack architecture could go a long way in
improving the appearance of this segment of the corridor.
MCT could be a partner in funding a custom shelter here. Further
discussion of bus shelter design and funding can be found in the
Implementation section of this report.

16

(Top) Before aerial of Fairmount Downs; (Bottom) Proposed front
entrance modifications of Fairmount Downs, sketch by i5 Group.
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ENTERTAINMENT & RECREATION DISTRICT
JAYCEE SPORTS COMPLEX - 9500 COLLINSVILLE RD
A REGIONAL DRAW FOR SPORTS
The plan uses Grand Park, Indianapolis and LakePoint in Atlanta
as case studies. Both locations host regional and national
tournaments and include dozens of amenities in addition to
great sports fields. While these examples are too large in scope
and acreage for the Jaycee Sports Complex site, tournament
seekers enjoy complexes which offer access to food, recreation
and accommodations during long tournament stints. If
Collinsville wishes to be a regional destination for tournaments,
Jaycee will, at a minimum, need to include access to healthy
eating options and a clean gas station. Refer to the Market

school sports, and two soccer fields. The plan includes room
to expand for 4 additional fields, of a smaller field size, on the
allocation of additional land adjacent to the existing Sports
Complex. Parking is centrally located between all the fields with
a controlled entrance off the lot. A pedestrian/bike only entrance
is also located directly across from Collinsville Middle school. A
pedestrian path connects the 9500 Collinsville property, where

Analysis White Paper for more information on the potential for an
entertainment district in this area.

The City has already indicated a desire to hire a park master
planner to reorganize the ball fields. The park planner should
make recommendations as to the size and number of ball fields.
Should the City want to host tournaments, it would be possible
to have the main fields at Jaycee with ancillary fields at the
Middle and High schools.
PLAN FOR A TOURNAMENT COMPLEX
The plan proposes twelve fields, eight large enough for high

(Top) Grand Park, Indianapolis; (Bottom) Proposed plan of Jaycee
Sports Complex.
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ENTERTAINMENT & RECREATION DISTRICT
JAYCEE SPORTS COMPLEX - 9500 COLLINSVILLE RD
current and future tenants with a recreational focus reside, to
the Sports Complex. Additionally, a proposed pedestrian path
(reference CBB’s Transportation White Paper, pg 30.) connections
at the signalized entrance to the Complex. Concessions and
restrooms are located in central buildings, one for each group
of four fields. Stakeholders suggest turf grass instead of sod to
prevent rainouts.
OTHER FIELD CONFIGURATION OPTIONS
While this is not the only configuration possible for sports fields,
all regionally applicable precedents studied have fields similar or
identical in layout. Aligning the straight edges of the ball fields
allows for multiple fields, even ones of different sizes, to use the
same concessional and restroom facilities. Further, should the
Complex ever need to ticket for an event, this configuration
allows for a singular access point. The layouts on the right show
four, five, or six fields of differing sixes and site sizes, which may
be explored as alternatives. For example, the six field layout
prioritizes smaller fields for younger children, with a central
building and parking lot access.
ADDITIONAL FACILITIES
The City should consider painting the extant water tower, either
with a City logo to generally brand the area to Collinsville, or
with a sports related theme to allow visitors to know they have
arrived at Jaycee Sports Complex.

(Above) Example of a painted water tower with City branding,
photo by the News Enterprise;

(Above, column) 4-Field Complex, photo by the Grand Island
Independent; 5-Field Layout, photo by the City of Lacey; 6-Field
Complex, photo by the Grand Island Independent.
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PHOTO LOCATIONS
HIGHWAY 157 TO MAIN STREET
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UPHILL DISTRICT
CASEYVILLE ROAD
AUTOMOBILES & PEDESTRIANS
ACCOMMODATED
Caseyville Rd has the possibility of becoming a third commercial
node, like at Boskydells and Collinsville Ave. The businesses
already exist, however, current roadway configurations and land
uses do not adequately support this vision of a pedestrianfriendly node. Further, roadway configuration encourages
speeding as drivers approach from the south. The plan
encourages a reconfiguration of the Caseyville Intersection
to slow traffic, provide multi-modal connections, and proper
business frontages. The Caseyville Ave. intersection is a critical
crossing point for the multi-modal path as it transitions off of
Collinsville Rd. into the neighborhood context along St. Louis
Rd.
Portions of S. Sumner Blvd., Caseyville Road, and Greenwood
are all removed. Caseyville is reconfigured to turn north and
intersection with St. Louis Road at a 90-degree intersection with
the possibility for a light or stop-sign. Reconfiguration option
two allows for a complete removal of Caseyville Road in its
current form, and an extension of Greenwood and S. Sumner
Ave. to form a street grid. In both schemes, the extant building
frontages do not align with the new roadwork.
Refer to the Transportation White Paper for more information.

LANDSCAPING & BEAUTIFICATION
It is not necessary to eliminate the auto-oriented uses from
the node to promote walkability. Instead, alley access and
access management improvements for parking areas should
be encouraged. Parking lots should have screening from the
sidewalk which should include more than turf grass but need not
be more extensive than native shrubs 2 – 3’ tall.
Refer to the Environmental Infrastructure White Paper, the Uptown
Collinsville Design Guidelines, and NACTO’s Urban Stormwater
Guide for specific recommendations on landscaping guidelines.

POTENTIAL FUNDING SOURCES
The City of St. Louis, through the Streets Department, runs
a cost sharing program to improve City sidewalks. Property
owners submit a request concerning damaged sidewalks and
pay for half of the cost of the repair; the City pays the other
half. The City of St. Louis has a similar grant program for facade
improvements up to a $20,000 match. Cost sharing programs
such as these may be a way forward for landscaping and facade
improvements in the commercial nodes of St. Louis Road. After
the issuance of initial funds, ongoing maintenance would be
provided by the owner of the property where the improvements
reside.
(Top & Center) Caseyville Intersection Option 1 & 2, proposed,
refer to Transportation White Paper for more information; (Bottom)
DIY planting beds, photos from Pinterest.
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UPHILL DISTRICT
BOSKEYDELLS NODE
A NEIGHBORHOOD GATHERING PLACE
The area around Boskydells Road is anchored by the First Baptist
Church, the Jefferson Elementary School, and contains one of
the #18 bus stops along the corridor. The existing conditions
analysis of this report identified the surface parking lot in front
of the First Baptist Church as an opportunity site that should
be considered for an alternate land use. The conceptual study
presented here tests the idea of reducing the parking capacity by
about 20 spaces to create a small pocket park that incorporates
a new bus shelter. Initial discussions with Church and City
leadership suggested that this may be a mutually attractive
proposition, contingent upon the City taking over liability and
maintenance responsibilities for the new open space.

17

18

Focus group interviews revealed that the playground, basketball
court and grass field connected to the school are relatively
under-utulized; it is likely that many residents are not even aware
that they exist. A focus group participant recommended that
future plans for the corridor include making a stronger visual
and physical connection from St. Louis Road to these public
facilities. The sketches below illustrate that concept, creating a
new pathway that utilizes a narrow strip of land that is in fact an
existing public right of way. The entrance to pathway could be
marked by architectural features, such as pilasters or a trellis,
to enhance the presence of the connection to the park and
contribute to the overall beautification of the streetscape.

(Top) Existing pathway and trail from St. Louis Road to Jefferson
Elementary; (Center and bottom) First Baptist Church parking lot,
after.

30

UPHILL DISTRICT
BOTTOM-UP STREETSCAPE IMPROVEMENTS
INCREMENTAL APPROACH
The quality of the Uphill neighborhood streetscape would be
dramatically improved by the burial or relocation of overhead
utilities, introduction of pedestrian-scaled public lighting
and street trees, and construction of wider sidewalks. These
elements received wide public support at the charrette public
workshops and should be included in the City’s long term capital
improvement plans. Burial of overhead utilities may prove costprohibitive, in which case electrical poles might be relocated to
the back of lots, behind the buildings and along the alley ways.
This would be most impactful in the Caseyville and Collinsville
commercial nodes.
These are worthwhile but costly investments that are not likely to
be feasible in the near to mid-term. A more immediate strategy
that could be relatively low-cost and yet produce significant
benefits could be to encourage individual property owners to

improve their own frontages. While this approach depends
on incremental improvements occurring on a parcel-by-parcel
level, if coordinated under a set of design guidelines, the result
could be an aesthetically cohesive streetscape that expresses a
particular “district” theme.
For example, if a critical mass of individual properties installed
landscape elements like low fencing, arbors or trellises with
coordinated details and paint colors it would effectively create a
whole that is “greater than the sum of its parts.” The architectural
design of the historic pavilions at Cumberland could serve as an
inspirational palette to build-off of when establishing the design
guidelines for the Uphill Neighborhood district. Refer to the
Implementation section of this report for further discussion of
design guidelines. The City should consider a match-funding
program to incentivize property owners to take on these
improvement projects.

19

19
(Left, top and bottom) Before and after or small owner
improvements. (Right, top and bottom) Multifamily residential
properties before and after improvements
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UPHILL DISTRICT
BOTTOM-UP STREETSCAPE IMPROVEMENTS

20

20
(Top, left) Seaside, FL.; (Top, right) Existing streetscape; (Bottom)
Rendering showing streetscape with enhanced landscape
elements and crosswalk re-painted with ornamental pattern.

32

UPHILL DISTRICT
SYCAMORE ST. SITE
KEY DEVELOPMENT OPPORTUNITY
As one of the few vacant parcels in this segment of the corridor,
the property at the corner of St. Louis Road and Sycamore
deserves special attention. This study tested the feasibility of
a mixed-use development, using a “4-plex” building type that
has unique advantages in terms of its economy of construction
and relative ease of financing.
The conceptual plans show how one to two buildings could fit
on the site, each containing four apartments plus ground floor
commercial space. From an urban design perspective, this
building type would be compatible in terms of architectural
scale and form, and use (the pedestrian-oriented ground floor
commercial would be an asset to the neighborhood node).
These buildings are designed to utilitze “lean” construction
(wood frame, one stair, no elevator) while meeting building
code and Fair Housing Act requirements. Furthermore, with no
more than 4 dwelling units and no more than 50% of its area
allocated to commercial use, this building type is financeable
as a conventional “home” loan. Development scenarios such as
this are often taken on by individuals who will own and operate
the ground floor commercial space, sometimes living in one of
the dwelling units, which further improves the financial model
(utilizing FHA loans requiring minimal down payment). Our

analysis finds that there is still likely to be a gap in financing
due to the high cost of new construction and relatively low
rent rates, making development unattractive if not unviable to
conventional developers. However, it is conceivable that a local
actor could choose to develop a building on the site, particulalry
if they were to take advantage of TIF district funds, if expected
rents increase and/or they land commitment(s) from commercial
tenant(s).

21

21
(Top) Sycamore St. site as-is; (Bottom) Proposed building form, if
financing becomes viable
33

UPHILL DISTRICT
SYCAMORE ST. SITE

21

21

21
(Top) Sycamore Site with conceptual site plan options.
(Bottom) Sycamore Site with potential mixed-use development.
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UPHILL DISTRICT
ADDING VALUE WITH PARKS
CONNECTING COMMUNITY WITH NATURE,
RECREATION, AND EACH OTHER
Neighborhood parks have been shown to have a significant
effect on real estate value. Beyond that, parks can increase
vitality, facilitate physical and social health, elevate aesthetic
appearance, control flooding, and reduce environmental stress.
The Up Hill neighborhood would benefit from the addition of
new parks, with a variety of types, sizes, and program.
In terms of their impact on real estate value, distance and
accessibility of parks are key considerations. Large parks may
have a slightly larger area of influence; however, for all parks, a
significant drop-off in real estate premium occurs when a home
is further than 500 feet away.
While small neighborhood parks capture value up to 500 feet,
large parks capture around 75% of their proximate premium
within the first 500 feet with the remaining 25% premium
distributed between 500 - 2,000 feet.

REAL ESTATE PREMIUMS BY PARK PROXIMITY

Large Parks
Up to 22% premium

75% of value

0’

(Average 15% premium)

Remaining 25% of value

500’

2000’

Neighborhood Parks
Up to 22% premium

100% of value

0’

(Average 15% premium)

No value captured

500’

2000’

(Top, both) Property values near parks enjoy the greatest
premiums; Source: Crompton 2004; Copyright Farr Associates
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UPHILL DISTRICT
FILLING THE PARK DESERT
NEIGHBORHOOD PARKS AS COLLECTORS
The St. Louis Rd area currently includes access to four parks;
however, all are relatively small and without programming. The
community voiced concerns of security and access for all of the
parks. In order to make parks and open space more accessible
to residents, the plan examines four additional locations for
neighborhood parks. Given the limited marketability of new
construction, the parks may be placeholders on vacant lots. If
the market matures, some lots might be developed as mixed
residential and park space. If any of these properties become
parks, they would be owned and maintained by the City.

21

SYCAMORE LOT
The triangular-shaped lot sits next to several multi-family
buildings and in the center of a larger neighborhood along St.
Louis Rd. A park at this location is envisioned with communal
uses like barbecue pits, picnic tables, a playground, and open
space for walking dogs. A park at this scale might have a budget
around $250,000 with the jungle gym as the highest cost item,
between $90,000 - $125,000.

T.B.D.
(.6 ACRES)
ST. LOUIS RD / MAIN ST
SQUARE (.6 ACRES)
JEFFERSON SCHOOL
(1.3 ACRES)

LIBRARY LOT
(.8 ACRES)

1108 ST LOUIS RD
(1/2 ACRE)
SYCAMORE LOT
(.3 ACRES)

MORRIS HILL
PARK
(1 ACRE)

FIRST BAPTIST
CHURCH
(.2 ACRES)

Refer to the i5 Environmental Infrastructure paper for social and
environmental benefits of neighborhood parks.

(Top) Proposal for Sycamore St. site; (Bottom) Parks in the
neighborhood, EXISTING and PROPOSED.
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UPHILL DISTRICT
FILING THE PARK DESERT
1108 ST LOUIS RD
The City owned parcel at the Caseyville Intersection could be a
location for a new city park. Given the proximity to Morris Hills
and Jefferson School, the park at 1108 St. Louis Road could
feature an unique, active program targeting traffic from the
Entertainment & Recreational District and St. Louis High School.
A skate park, basketball court, tennis court, or similar function
might be appropriate here. As a second option, a formal garden
catering to the neighborhoods might also be a stormwater
collection location.

cost of $25 - $45 / square foot. A large neighborhood park would
cost roughly $360,000 based on these guidelines. However, the
Peter Mathews Memorial Skate Park in the Bevo neighborhood
of St. Louis used volunteer labor to substantially reduce costs.

For this property, the City suggested through their Capital
Improvement Program a budget of $450,000 with the potential
to supplement some of the cost through grants. The Public
Skatepark Development Guide, an organization which discusses
the building of neighborhood skate park, estimates a construction

22

22
(Top to bottom) Bevo Skate Park, St. Louis, MO; Tower Park, St.
Louis, MO. All photos by Google.
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UPHILL DISTRICT
COLLINSVILLE AVE INTERSECTION
KRUTA’S: A NEIGHBORHOOD LANDMARK
Kruta’s Bakery, a landmark in Collinsville for 100 years is ready for
a building expansion. As one of the plan’s commercial nodes, the
intersection of Collinsville Ave / St. Louis Rd needs circulation
improvements. The plan suggests changes to parking, public
space, and facades to create a pedestrian-friendly node.
The owners of Kruta’s recently purchased a parking lot adjacent
to their property and indicated an interest in a shared parking
district. Many of the establishments, such as Horseshoe’s and
McDills, suffer from insufficient parking. Because of this, patrons
park informally where ever they are able. Parking and circulation
drives the design of this node.
RECONFIGURATION OF ACUTE
INTERSECTIONS
The plan removes sharp intersections where turning drivers
might have trouble seeing oncoming traffic. The plan proposes

vacating Bond Ave and part of the alley to the south of Kruta’s,
while turning Collinsville Ave to connect to St. Louis Rd at a
90-degree angle. Turning Collinsville Rd adds frontage to the
properties to the south but removes property to the north. The
new parcel created from the turning of Collinsville Rd and the
corner of Maple St / St. Louis Rd, adjacent to Dairy Freeze, are
dedicated to public transportation shelters and bike racks.
The alley south of Kruta’s remains. However, to influence drivers
from using new parking lots and alleys as cut thrus, the plan
proposes a bump out on the alley after the employee parking
at Kruta’s Bakery.
A SHARED PARKING PLAN
The plan establishes district parking lots to curb the need for
individual businesses on confined parcels to accommodate
large parking requirements. Current parking requirements
establish 3 - 5 spaces per 1,000sf of retail space. As an example,

RE

D

PA
TH

District:
Turned Collinsville Rd and new
bus shelter on the corner

10

’S

H

A

McDill’s parking lot on adjacent
parcel

MCDILL’S
IRISH PUB

KRUTA’S
BAKERY

Additional crosswalk: see
Transportation white paper for
details

Kruta’s parking lot with landscape buffers to new residential
and St. Louis Rd
Outdoor dining and patio
replace nose in parking

ommercial Node:
all travelers
New row houses on new culde-sac forbrand
Bond Ave
g, space, lighting,

Round-a- bout
Addresses visibility/geometry of intersection
HORSESHOE
Closes Greenwood
BAR
Does not stop traffic for crossing

(Top) Plan of Collinsville / Bond / St. Louis Rd intersection
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UPHILL DISTRICT
COLLINSVILLE AVE INTERSECTION
this would require Horseshoe to provide a parking lot for 83
vehicles. The lot, approximately 25,000 SF, would be larger than
the Horseshoe building. District parking lots are planned at the
following locations:
-- Kruta’s Lot, south of Kruta’s (~40 – 50 spots)
-- The parcel north of McDill’s (~24 spots, some reserved)
-- Off-alley parking behind Redmon Insurance Agency
and the multi-family housing (~10 spots, all reserved)
-- Kosten’s Dental Care lot (~10 spots, some reserved)
-- Street parking, Jefferson Ave to Maple St. (all public)
Despite shared parking, the area would require a reduction
from the standard parking requirements. Added pedestrian
and bike infrastructure, and upgraded facilities to the public
transportation stops, may encourage alternate modes of travel.
NEIGHBORHOOD COMMERCIAL PROPERTIES
Many of the local businesses in the area are precious landmarks
which residents of Collinsville would love to enjoy for many more
decades. The City and Chamber of Commerce should work
together to aid older businesses in developing succession plans
to ensure the ongoing presence of these landmarks.

23

Some of the automobile oriented buildings along St. Louis Rd
and at the Collinsville commercial node could be refurbished
to more neighborhood friendly uses. The images on the left
show an old gas station turned wine bar in St. Louis. Refer
to the Market Analysis White Paper for more information on the
renovation of industrial buildings.

(Column) Larry’s Automotive; Olio Wine Bar, before as an old gas
station, photo by City of St. Louis; Olio Wine Bar, after renovation,
photo by Olio.
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UPHILL DISTRICT
COLLINSVILLE AVE INTERSECTION
DEFINE THE PEDESTRIAN PUBLIC SPACE
The plan defines public space adjacent to sidewalk which
businesses might use for outdoor dining or lounge space for
residents. The plan recommends adopting, in part or full, urban
design elements from Uptown Collinsville for the area between
Jefferson Ave. (the location of Horseshoe Lounge) and Maple St.
(the location of the Dairy Freeze). Notably, the decorative street
lights with higher footcandles, and street trees. The sidewalk
might also change materials entering into these zones to further
distinguish the node. The plan suggests colored, stamped
concrete or brick pavers.
Refer to page 29 and i5’s Environmental Infrastructure White Paper
for further recommendations.

24

(Top) Before aerial of Collinsville / Bond / St. Louis Rd intersection;
(Bottom) Proposed development from Jefferson to Maple, sketch
by i5 Group.
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UPHILL DISTRICT
MAIN STREET AND ST. LOUIS ROAD
SCALE COMPARISONS
In order to better understand the potential for this site, it is useful to juxtapose its physical dimensions with relevant examples
that already exist. The series of scale comparisons show a range
of open space types, from passive parks to highly programmed
urban squares. In general, the examples show that the size of
the proposed open space is consistent with historical precedents and would accommodate features that were identified
as desireable in focus group interviews, such as a bandshell /
amphitheater.

(Top to bottom) Existing Condition at Main St. / St. Louis Rd.
Collinsville; Town Square, Baytown, TX ; Historic Savannah
Squares.
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A LANDMARK GATHERING SPACE
According to Collinsville’s Comprehensive plan, the intersection
of Main Street and St. Louis Road is within what is called the
Garden District, which “emphasizes the public gathering areas
and serves as the primary gateway and arrival point for Uptown.”
Furthermore, the City’s Design Guidelines call for a landmark
gathering space in the Central Buisiness District (CBD).

ST. LOUIS RD.

IN
MA

As shown in the existing conditions analysis of this report, the
area currently suffers from a lack of public open spaces and a low
quality streetscape, particularly at this high profile intersection.
Vistas from the west, south and north are less than satisfying in
that they terminate at surface parking lots and / or buildings with
little civic presence.

ST.

COMBS AVE.

UPHILL DISTRICT
MAINT STREET AND ST. LOUIS ROAD

The conceptual study included in this report attempts to address
this pair of issues by creating a significant public open space
here. Importantly, it considers ways to minimize the impact to
private property and allow for its to development to occur in
phases.
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PHASE #1
Traffic is circulation is reconfigured to one-way streets. This
adjustment allows the parkways to expand to accomodate
street trees and redirects vistas, all with minimal impact to
private property.
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UPHILL DISTRICT
MAINT STREET AND ST. LOUIS ROAD
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PHASE #2
In the long term, a civic space sized to accomodate programs
like an amphitheatre, along with new building frontage could
replace the existing buildings within and around the park site.

ST. LOUIS RD.
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ST.

COMBS AVE.

UPHILL DISTRICT
MAINT STREET AND ST. LOUIS ROAD
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IMPLEMENTATION
ADDITIONAL URBAN DESIGN RECOMMENDATIONS
ESTABLISH DESIGN GUIDELINES FOR
DISTINCT SEGMENTS OF THE CORRIDOR
Use a place-making strategy to unlock the economic
development potential of each segment of the study area.
Place-making is accomplished through spatial definition and
by the application of coherent, character-defining architectural
and landscape elements. Each segment should approach placemaking in a fashion specific to its own history and character, to
provide a sense of authenticity. To put a finer point on it, the
strategy of establishing defined “districts” already utilized in the
Uptown Master Plan should be extended to this area of the City.
As was the case for the Uptown Master Plan, design guidelines
should be created for each of the three segments of the
corridor. The key design elements that should be considered
in the design guidelines are: lighting, signage, landscape, and
architectural style. Recommendations for the character and
quality of these elements for each segment of the study area
are addressed on a conceptual level throughout this document,
including the Environmental Infrastructure, Market Analysis,
Transportation sections.
The City Collinsville, with it’s uniquely-qualified planning staff,
may choose to take-on the task of creating Design Guidelines
in-house. Should the City decide to use an outside consulting
firm to write new design guidelines specific to St. Louis Road,
the expected cost would likely range from $20,000 - $40,000.
However, the City might have more detailed knowledge of the
cost based on its recent experience with the Uptown Design
Guidelines.
NEW BUS SHELTERS THAT REINFORCE EACH
DISTRICT’S BRAND
An example of the kind of place-making element that would be
informed by design guidelines could be new bus shelters. Prefabricated bus shelters with steel structure and metal roofs, like
the existing shelter in front of Fairmount Park, are available from
$7-10K. These would be the most economical and likely lowest
maintenance option for adding shelters along the transit route.
However, these shelters offer an opportunity to act as branding
elements, reinforcing the distinctive character of each segment
(or “district”). For example, a bus shelter at the Cohokia
Mounds might be designed with materials and a form that
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