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Land Use & 
Character
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This chapter serves as a guide for future growth 
and development in the city. The policy and 
recommendations provided in the land use and 
character plan will support the city in inviting and 
encouraging development that is fiscally beneficial 
and is cognizant of the community’s desired land use 
vision. All areas within the city have been assigned to 
one of seven distinct land use districts that vary based 
on type and intensity of development to create a 
cohesive and harmonious future land use for the city. 
The extent of each district is spatially demonstrated 
in the Future Land Use map. The plan addresses 
each district with a unique vision and desired 
character, along with a study of existing conditions 
and development challenges, and provides strategic 
recommendations to encourage improvement in the 
area. The plan also provides design guidelines for 
development efforts and outlines the uses that are 
allowable in each district. 

THE PLAN IDENTIFIES :

 ⊲ Desired character and uses for 
different areas of the city

 ⊲ Recommendations for future 
development patterns

 ⊲ High level standards for 
design and standards of new 
development

 ⊲ Reinvestment strategies for 
targeted areas

 ⊲ Appropriate uses and scale of 
development in different areas of 
the city

The goal for future land 
use in Springdale is to 
create a plan for growth and 
development that is fiscally 
responsible and elevates the 
overall experience of the city 
for the residents, business 
owners and visitors of 
Springdale.
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FUTURE LAND USE MAP
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FUTURE LAND USE DISTRICTS

SINGLE-FAMILY RESIDENTIAL NEIGHBORHOODS 

This district is comprised of Springdale neighborhoods that are 
stable and successful. Within this land use category are primarily 
single family residential homes with ancillary neighborhood-scale 
parks, places of worship, and public facilities. It is crucial that 
these neighborhoods remain desirable places for people to live. 
Therefore, the city should focus on continued maintenance efforts 
within these areas for both privately and publicly owned land. 

MIXED RESIDENTIAL NEIGHBORHOODS

This district is comprised of a variety of residential unit types 
ranging from single family, two family, townhomes, multi-family, and 
senior living developments. These uses are scattered throughout 
the city but are generally adjacent to commercial areas and major 
thoroughfares. Higher intensity residential uses should be located 
near employment and commercial areas, while lower intensity 
residential uses should be used as a buffer for single family 
neighborhoods.

TRANSITIONAL RESIDENTIAL NEIGHBORHOODS

This district represents the residential areas of the city that have 
the greatest potential to redevelop or change over time. This may 
include the improvement or expansion of existing single family 
residential properties, and the development of new single family 
homes, townhomes, landominiums, cottage homes, and small-scale 
multi-family uses. Development and change in this district should 
be encouraged to remain conscious of and complementary to 
adjacent uses. 

NEIGHBORHOOD MIXED-USE

This district represents commercial properties that are located 
primarily along the Springfield Pike corridor. Uses along this 
corridor include retail, restaurant, service, and office. A mixture 
of commercial uses should continue to be encouraged along 
this corridor, but the design and building orientation of such uses 
should continue to be improved and enhanced as uses turnover 
and new development occurs.
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REGIONAL MIXED USE

This district represents the areas of the city that are comprised of 
commercial and employment uses located along or near a highway 
interchange. The uses in this area serve not only the residents of 
Springdale, but also the greater region, due to their convenient 
location in the tri-state. There is demand for new uses in this 
district, which may include multi-family residential, entertainment, 
fitness, contemporary offices or co-working facilities, and other 
similar options to encourage new life and reinvestment in this area.

INDUSTRIAL MIX 

This district includes the city’s industrial land uses. This area 
should remain industrial focused with a range of high-tech, light 
industrial, and flex users. Supportive uses such as fueling stations, 
office, and personal service uses are also appropriate along the 
major thoroughfares of this district to support the employees 
and nearby residents. New developments in this area should be 
constructed in a sensitive manner by screening loading operations, 
outdoor storage, and other similar activities from the public roads 
and adjacent non-industrial properties. Landscaping should be 
strategically used to soften the industrial developments and to 
screen any users within this district from adjacent residential 
neighborhoods. 

PUBLIC/INSTITUTIONAL/OPEN SPACE 

This district includes a variety of city services including schools, fire 
and police stations, city hall, the community center, and large open 
spaces that are not intended to develop. The character, scale, and 
design of buildings within this district vary depending on their use, 
but it is important that uses within this category are welcoming and 
accessible to the residents of the community. 
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SINGLE FAMILY RESIDENTIAL 
NEIGHBORHOOD DISTRICT
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THE PROPOSED VISION :

The vision for the Established Residential Neighborhood District is well-maintained and inviting 
residential areas offering high-quality single family housing options and a strong sense of community. 
The character and feel of this district should be protected and elevated through introducing higher 
standards of property maintenance and enhanced upkeep of neighborhood amenities such as 
community gathering spaces, pedestrian friendly streetscaping, and contiguous sidewalk networks. 
Consistency with existing built character and density, along with high standards of design, is desired 
of all new development in the district. 

The Established Residential Neighborhood District houses 
the primary residential areas of the city and is comprised of 
primarily single family homes with an average lot size of 0.35 
acres (15,246 sq. ft.). This district includes 20 percent of all the 
parcels in the city, and 48.9 percent of all buildings - typical of 
many suburban-style residential development patterns. Around 
half of the existing neighborhoods have sidewalks to promote a 
safe, walkable community. The other remaining neighborhoods 
do not have sidewalks, which can dissuade residents from 
exploring the community as a pedestrian. These areas are set 
away from the bustling commercial uses and retail hubs of 
Springdale and provide the charm of peaceful suburban living, 
while retaining the benefits of immediate regional access and 
proximity to urban experiences. 

Single family residential is the predominant use in this district, 
interspersed with ancillary uses such as neighborhood parks, 
religious institutions, and public services. Typical block layouts 
utilize either gridded street patterns or gently curvilinear streets 
culminating in culs-de-sac. These areas are largely equipped 
with sidewalks set back from the street edge by narrow green 
buffers. As these areas are nearly built to capacity, it is crucial 
to develop consciously and practice strategic improvements 
that preserve the character and integrity of the district, while 
evolving to meet the changing needs of the community.

EXISTING CHARACTER :

637.63 acres 1,829 parcels 2,250 buildings

20% of total land in 
Springdale

Average parcel size 
is 0.35 acres

The average building 
footprint is 1,346 sq.ft.
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The quality of the built environment greatly influences how people perceive and interact within an 
area. The Established Residential Neighborhoods should uphold excellent design and visual character 
to create an inviting and pleasant impression on residents and visitors alike. 

 » New development should offer a variety of 
scale and typology of residential units.

 » Residential buildings should vary within a 
development to avoid a monotonous look 
within a neighborhood.

 » New development should be compatible with 
their surroundings in terms of density, size, 
and scale. 

 » High-quality building materials should be 
utilized on all new development, which could 
include a mix of brick, wood, stone, tile, 
decorative blocks, and cement board siding.

 » Green space should be provided within a 
neighborhood that includes street trees, 
screening, entry features, and common 
gathering spaces.

PROPERTY MAINTENANCE
High standards of property maintenance and upkeep should be 
encouraged within the district through both regulatory enforcement 
efforts and initiatives to educate property owners on the fiscal and 
quality of life benefits of well-maintained and visually appealing 
neighborhoods.

UPDATE AGING HOUSING STOCK
Springdale neighborhoods offer residential options that date as 
far back as the late 19th century, with the majority of homes being 
constructed between 1950 and 1980. While these structures add 
historic charm and character to the neighborhood fabric, they 
may not meet modern housing demands. Investment to revitalize 
and update these properties should be encouraged to make the 
housing stock more desirable, structurally-sound, and equipped 
with modern amenities and features.

HEALTHY NEIGHBORHOODS
Promote walkable and active neighborhoods that offer good 
sidewalk infrastructure, accessible parks and play spaces, 
community gathering areas, and safe, well-lit streets to foster an 
inviting and healthy residential community.

DESIGN GUIDELINES :

REINVESTMENT STRATEGIES :
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RECOMMENDED USES :

Single Family Residential is intended to remain 
the primary use in the district. New development 
and renovations should utilize high-quality building 
materials and should provide a variety of home styles 
to attract a diverse clientele to the city, including young 
professionals, new families, and aging adults.

Parks and Open Spaces at a neighborhood scale 
are encouraged within the district to cater to the 
local community. Convenient and safe access for 
pedestrians and bicyclists should be provided, along 
with safety amenities such as lighting and signage.

Attached Residential may be appropriate in small 
clusters around the edges of the district and along 
primary thoroughfares. The scale and character of 
these units should be compatible with the adjacent 
residential neighborhoods. 

Institutional Uses of a neighborhood scale including 
libraries, religious institutions, schools, and public 
facilities are permitted in the district. These should be 
located towards the neighborhood periphery and cater 
to the local residents.
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MIXED RESIDENTIAL 
NEIGHBORHOOD DISTRICT



75Plan SPRINGDALE DRAFT

THE PROPOSED VISION :

The vision for the Mixed Residential Neighborhood District is vibrant and desirable neighborhoods 
that seamlessly blend into the edges of established residential areas and commercial activity 
centers. This is done by providing housing options that range in scale and intensity based on the 
characteristics of adjacent uses. This district offers prime opportunities for a wide range of low to 
medium density housing options that cater to the diversifying demographics of Springdale.

The Mixed Residential Neighborhood District is a residential 
area of the city that is comprised of a mix of housing types and 
styles. These uses cover 22 percent of Springdale’s total land 
area, and includes nearly half of all the residential units in the 
city. Although this district has a smaller total footprint than the 
Established Residential Neighborhoods District, the density 
is higher because residential units are of a greater intensity 
and can offer multiple stories of use. There is a wide range of 
housing options that are offered here including single family, 
two family, attached residential, townhomes, multi-family, and 
senior living facilities. 

These neighborhoods are scattered throughout the city and 
are often edged by non-residential uses. To appropriately 
blend with adjacent uses, and protect the inherent residential 
character of these neighborhoods, it is important to address 
and determine how development in this district should grow to 
allow uses to naturally incorporate into the fabric of Springdale.

EXISTING CHARACTER :

711 acres 612 parcels 443 buildings

22% of total land in 
Springdale

Average parcel size 
is 1.16 acres

The average building 
footprint is 4,275 sq.ft.
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REINVESTMENT STRATEGIES :

DESIGN GUIDELINES :

The quality of the built environment greatly influences how people perceive and interact within an 
area. The Mixed Residential Neighborhoods should uphold excellent design and visual character to 
create an inviting and pleasant impression on residents and visitors alike.

 » New development should offer a variety of 
scale and typology of residential units.

 » Residential buildings should vary within a 
development to avoid a monotonous look 
within a neighborhood.

 » New development should be compatible with 
their surroundings in terms of density, size, 
and scale. 

 » High-quality building materials should be 
utilized on all new development, which could 
include a mix of brick, wood, stone, tile, 
decorative blocks, and cement board siding.

 » Green space should be provided within a 
neighborhood that includes street trees, 
screening, entry features, and common 
gathering spaces.

PROPERTY MAINTENANCE
High standards of property maintenance and upkeep should be 
encouraged within the district through both regulatory enforcement 
efforts and initiatives to educate property owners on the fiscal and 
quality of life benefits of well-maintained and visually appealing 
neighborhoods.

UPDATE AGING HOUSING STOCK
This district includes some of Springdale’s original multi-family and 
townhome developments. These products may not reflect current 
demands and styles that potential residents desire. Modernizing 
and renovating these existing properties should be encouraged 
to make the housing stock more desirable, structurally-sound, and 
equipped with modern amenities and features.

HEALTHY NEIGHBORHOODS
Promote walkable and active neighborhoods that offer good 
sidewalk infrastructure, accessible parks and play spaces, 
community gathering areas, and safe, well-lit streets to foster an 
inviting and healthy residential community. Community amenities 
should also be incorporated into multi-family developments 
including walking trails, dog parks, gathering spaces, and fire pits.
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Single Family Residential is permitted in this 
district, but is not the primary residential product. New 
development and renovations should utilize high-
quality building materials and should provide a variety 
of home styles to attract a diverse clientele to the city 
including young professionals, new families, and aging 
adults.

Attached Residential is encouraged in areas that are 
adjacent to or near single family developments and can 
serve as a buffer between higher density residential or 
commercial uses. Attached residential products should 
have individual entrances and enclosed garages for 
each unit.

Multi-Family Residential development is 
encouraged in this district and may vary in size, density, 
and composition. A wide variety of housing options and 
styles can help attract young professionals, families, 
and empty nesters to live in the district. 

Parks and Open Space of a neighborhood scale 
are encouraged within the district to cater to the 
local community. Convenient and safe access for 
pedestrians and bicyclists should be provided, along 
with safety amenities such as lighting and signage.

Institutional Uses of a neighborhood scale including 
libraries, religious institutions, schools, infrastructure 
service facilities, etc. are permitted in the district. These 
should be located towards the neighborhood periphery 
and cater to the local residents.

RECOMMENDED USES :
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TRANSITIONAL RESIDENTIAL 
NEIGHBORHOOD DISTRICT
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THE PROPOSED VISION :

The vision for the Transitional Residential Neighborhood District is revitalized residential areas that 
provide desirable and attractive housing options to the community. The district offers opportunities 
for single family homes, townhomes, landominiums, cottage homes, and small-scale multi-family 
developments that can bolster and diversify the local housing stock by servicing various demand 
groups such as young professionals, new families, and aging adults. Revitalization and change in 
this district can be achieved by renovating existing housing units or new construction, but any new 
development should remain conscious of and complementary to adjacent uses.

The Transitional Residential Neighborhoods District is 
comprised of select neighborhoods in the city that would 
support new development and redevelopment on a district-
wide scale. Many of these neighborhoods were settled in 
the 1950s and include narrow lots with small homes. These 
neighborhoods have also seen industrial and commercial 
growth occur around them, which has changed the character 
and atmosphere of the neighborhoods. 

The neighborhoods of the district are located in direct proximity 
to the I-275 outer belt and I-75, which gives them tremendous 
potential for redevelopment and revitalization. The area offers 
aging single family homes and a considerable number of 
rental units. As the neighborhoods age further, natural patterns 
of deterioration of structures and the surrounding areas are 
becoming evident. It is crucial to address these effects through 
revitalization or redevelopment to ensure that the district’s 
value and condition changes positively over time, and does not 
continue to decline. 

EXISTING CHARACTER :

214.95 acres 1045 parcels 1491 buildings

7% of total land in 
Springdale

Average parcel size 
is 0.21 acres

The average building 
footprint is 1334 sq.ft.
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REINVESTMENT STRATEGIES :

PROPERTY MAINTENANCE
High standards of property maintenance and upkeep should be 
encouraged within the district through both regulatory enforcement 
efforts and initiatives to educate property owners on the fiscal and 
quality of life benefits of well-maintained and visually appealing 
neighborhoods. 

UPDATE AGING HOUSING STOCK
This district includes houses that were built generally between 
1930 and 1960 – with the majority being constructed in the late 
50s. While these structures add historic charm and character to the 
neighborhood fabric, they may not meet modern housing demands. 
Investment to revitalize and update these properties should be 
encouraged to make the housing stock more desirable, structurally-
sound, and equipped with modern amenities and features.

INFILL AND REVITALIZE
This district offers multiple advantages such as a convenient 
location, regional connectivity, and affordable housing options. This 
makes it a prime opportunity for reinvestment or redevelopment 
that can enhance the current housing stock, making it more 
attractive to new residents. 
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DESIGN GUIDELINES :

The quality of the built environment greatly influences how people perceive and interact within an 
area. The Transitional Residential Neighborhoods should uphold excellent design and visual character 
to create an inviting and pleasant impression on residents and visitors alike.

 » New development should offer variety of 
scale and typology of residential units.

 » Residential buildings should vary within a 
development to avoid a monotonous look 
within a neighborhood.

 » New development should be compatible with 
their surroundings in terms of density, size, 
and scale. 

 » High-quality building materials should be 
utilized on all new development, which could 
include a mix of brick, wood, stone, tile, 
decorative blocks, and cement board siding.

 » Green space should be provided with each 
development that includes street trees, 
parking lot landscaping, screening, entry 
features, and common gathering spaces.

The below three pictures illustrate the potential that exists to enhance Springdale’s existing housing 
stock. In many cases it is not financially feasible or desirable to tear down and re-build a single family 
home. Instead, methods to renovate, revitalize, expand, and enhance should be considered. Front 
porch additions, rear expansions, decks, and screened in patios are all great options for homeowners 
to consider in order to customize an existing home to meet their current needs and desires. 

RENOVATION INSPIRATION :

BEFORE BEFORE

AFTERAFTER
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Single Family Residential is the primary existing use 
in this district. Single family remains an appropriate use, 
and new development and renovations should utilize 
high-quality building materials and provide a variety 
of home styles to attract a diverse range of people to 
the city, including young professionals, families, empty 
nesters, and aging adults.

Attached Residential is encouraged in areas that are 
adjacent to or near single family developments and can 
serve as a buffer between higher density residential or 
commercial uses. Attached residential products should 
have individual entrances and enclosed garages for 
each unit. 

Small-Scale Multi-Family Residential development 
in this district may be appropriate as a transitional use 
from the adjacent commercial and industrial uses. 
Small-scale multi-family residential developments could 
include landominiums, three or four-plexes, cottage 
homes, and other similar scales of development. The 
key characteristic of small-scale multi-family residential 
is that units should be designed to be next to each other 
and not stacked on top of each other. 

Parks and Open Space of a neighborhood scale 
are encouraged within the district to cater to the local 
community. Convenient and safe access for pedestrians 
and bicyclists should be provided, along with safety 
amenities such as lighting and signage.

Institutional Uses of a neighborhood scale including 
libraries, religious institutions, schools, and public 
facilities are permitted in the district. Such uses should 
be located on the periphery of the district, adjacent to 
existing non-residential uses.

RECOMMENDED USES :
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NEIGHBORHOOD MIXED USE 
DISTRICT
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THE PROPOSED VISION :

The vision for the Neighborhood Mixed-Use District is an active and thriving commercial, mixed-use 
spine along Springfield Pike that compliments and blends seamlessly with the adjacent residential 
uses. This corridor establishes and celebrates a unique brand and identity, both locally and in the 
region. Development along this stretch should cater to the local community and function as the ‘Main 
Street’ for the city, while establishing an attractive regional presence. A visually appealing and strong 
economic corridor with inviting ‘destinations’ is desired here.

Springfield Pike prominently cuts across the city on a north-
south axis. The Neighborhood Mixed-Use District falls primarily 
along this roadway and serves as one of Springdale’s important 
entrances into the community. The district mostly encompasses 
the existing commercial activity between Sharon Road and 
I-275, along with a small cluster at Sharon Road and Ballinger 
Avenue. Although the district covers only 4 percent of the total 
land area within the city, the prominent location gives it large 
visibility and an impactful presence in the region. 

This district falls within the study areas of the Springfield Pike 
Corridor study (2010). That study focused on protecting and 
revitalizing the commercial character, while strengthening 
the area through strategic recommendations for building 
layout and design, streetscape enhancements, and other 
improvements. Most of the recommendations from that plan 
have been implemented and strategic investment over the 
past 20 years has resulted in streetscape enhancements, 
infill development, revitalization of specific pockets along the 
corridor, and general improvement of the area. This plan’s 
recommendations for this district aligns with the objectives of 
the Springfield Pike Corridor study and focuses on increasing 
the vitality and economy of the corridor through minor policy 
changes and initiatives.

EXISTING CHARACTER :

164 acres 229 parcels 128 buildings

5% of total land in 
Springdale

Average parcel size 
is 0.72 acres

The average building 
footprint is 7191 sq.ft.
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REINVESTMENT STRATEGIES :

INVITE INFILL 
Incentivize and support new uses to establish in the district. 
Promote a higher intensity of development and use that enhances 
and revitalizes the corridor. Update regulations to allow for more 
flexibility and less restrictive use of available space to ensure 
efficient and optimal development of the area. Quality design 
and development is still a priority along this corridor, but such 
regulations may need to be updated to be more consistent with 
current patterns and trends of development. 

RE-ACTIVATE THE EDGE
The Springfield Pike corridor offers generous sidewalks and mini 
plazas that are aesthetically pleasing and provide convenient 
access along the corridor. To efficiently utilize these resources 
and highlight them as assets to the community, efforts should be 
focused on bringing the buildings and uses closer to the street edge 
to incentivize active usage of this infrastructure. This also creates a 
safer and more enticing experience for pedestrians and bicyclists by 
avoiding the visual image of a pathway along parking lots!

CREATE DESTINATIONS
The inclusion of ‘third places’ such as cafes, restaurants, libraries, 
and parks can attract people from the road into the district. This can 
be emphasized along the corridor through the development of pad 
sites and additional green space or plazas in parking lots. These 
developments can encourage more pedestrian activity along the 
corridor and promote economic vitality of adjacent uses.

BRAND
Create a distinct identity for the Neighborhood Mixed-Use District 
that encourages users of Springfield Pike to recognize and 
associate the area with a positive, vital, and inviting image. This can 
be achieved through signage and city branding, pedestrian lighting, 
and street furniture placed in prominent locations along the length 
of the corridor.
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DESIGN GUIDELINES :

CHARACTER GUIDELINES :

The quality of the built environment greatly influences how people perceive and interact within an 
area. The Neighborhood Mixed-Use District should uphold excellent design and visual character to 
create an inviting and pleasant impression on residents and visitors alike.

The Neighborhood Mixed-Use district plays a prominent role in the identity and branding of Springdale. 
It is crucial to create a distinct and positive image that invites people to stop, shop, and engage with 
the services offered in the area. A friendly and inviting aesthetic is desired here.

 » High-quality building materials should be 
utilized on all new development, which could 
include a mix of brick, wood, stone, tile, 
decorative blocks, and cement board siding.

 » Facade and massing design should be subject 
to heightened scrutiny to ensure a cohesive 
style and image across the district.

 » All developments should utilize a variety of 
building materials and colors.

 » Create a template for signage and branding in 
the district.

 » Ensure safe and unrestricted connectivity 
both within sites and along the corridor to 
serve all users, including pedestrians and 
bicyclists.

 » Promote landscaping, human-scale lighting, 
and street furniture elements to engage and 
bring people into the district.

 » There should be no uninterrupted lengths 
of blank walls and developments should 
utilize facade elements such as architectural 
projections, colors, and various building 
materials.

 » Consistency of architectural style and 
compliance with standard landscaping, 
lighting, and signage requirements should be 
practiced throughout the district.

 » Study the potential for bike trails and transit 
networks along the corridor.

 » Identify opportunities for programming and 
urban gathering spaces along the road edge 
to promote an active district.
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Office includes single-user buildings, multi-tenant 
buildings, and mixed use office developments. New 
office developments and redevelopment projects 
should be pedestrian and bicycle friendly with 
facilities that are attractive to a variety of employees, 
including young professionals.

Community Facilities includes a number of uses 
including libraries, fire stations, police stations, city 
services, and schools. These uses should be located 
where practical and convenient for both the current 
and future needs of the city.

Retail Sales/Service uses in this district provide 
convenient locations for employees to run errands 
on their lunch break or on their way home. Examples 
include dry cleaners, hair salons, small retail stores, 
day care facilities, and copy and mailing services. 
These are small-scale uses and are intended to 
serve the district and adjacent neighborhoods. 
Large-scale and big box retail stores are not 
appropriate along this corridor.

Medical Office/Clinic/Hospital includes a variety 
of medical uses including both large and small 
facilities. A large hospital may be appropriate in this 
district, especially on the north side of I-275, along 
with smaller medical offices and clinics. A medical 
campus that includes a number of medical offices 
and complementary uses such as pharmacies and 
coffee shops may also work well on a large parcel.

Urban Plazas & Open Spaces for community 
gathering and outdoor dining spaces should be 
encouraged along the corridor. This helps the 
district become a local draw for social activities, 
community events, and family friendly attractions.

Restaurants and Bars that can attract a range of 
clientele is encouraged in the district. It helps bring 
people into the district through offering various 
options for dining and socializing experiences. 
Small breweries and brewpubs would also be 
encouraged along this corridor.

Multi-Family Residential development in this 
district may be appropriate as a transitional use 
from the commercial uses along the corridor to the 
adjacent residential neighborhoods. A wide variety 
of housing options and styles can help attract 
young professionals, families, and empty nesters to 
live in the district.

RECOMMENDED USES :
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REGIONAL MIXED USE DISTRICT
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THE PROPOSED VISION :

The vision for the Regional Mixed Use District is a dynamic district that supports a variety of 
commercial and employment uses that cater to the local and regional community and provide 
attractive opportunities to live, work and play. Clustered, high intensity development that encourages 
pedestrian walkability and uses that cater to a wide spectrum of demographic groups and interests 
can distinguish these areas. Inviting and well-designed hubs of commercial, retail, office, and 
residential uses supported by integrated urban experiences such as pedestrian plazas, gathering 
spaces, dining, entertainment, and recreation uses are desired here.

The Regional Mixed Use area is the largest use district, 
occupying 25 percent of the total land area within the city. 
Although the district houses only 4.4 percent of all city buildings, 
development density is not significantly different from other 
districts. This is due to the immense building footprints of big 
box retail stores and office buildings. This character lends to an 
overwhelming atmosphere that is catered to cars. 

Most of the district lies along the I-275 frontage, Kemper Road, 
Princeton Pike, and Northland Boulevard. Important Springdale 
landmarks such as the Tri-County Mall and Cassinelli Square 
are located here. Retail stores and offices of varying scales, 
shopping centers, automotive service providers, and other 
commercial enterprises with large open parking lots are the 
predominant uses of this district. These buildings are serviced 
by wide roads with frequent curb cuts that provide convenient 
automotive access and vehicle circulation. The built character of 
large structures surrounded by excessive parking lots provides 
an image of disjointed buildings that are largely inaccessible 
to pedestrians. It is crucial to focus on revitalizing the district 
through breaking the existing built fabric down to a human scale 
to invite activity and interest into this area.

EXISTING CHARACTER :

803 acres 279 parcels 204 buildings

25% of total land 
in Springdale

Average parcel size 
is 2.88 acres

The average building 
footprint is 32,700 sq.ft.
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RETAIL DEPENDENCY AUTO-CENTRIC USES VACANCY

Vacant and abandoned spaces 
create a negative impact on the 
adjacent uses. The Tri-County 
Mall and the surrounding retail 
super centers are particularly 
affected by such empty stores 
that might present an impression 
of abandoned and uncared 
for spaces that are not inviting 
and do not feel safe for visitors. 
Incentivizing new uses to locate 
into existing buildings is crucial 
to rebuilding and creating new 
energy within this district.

As the demand for retail and 
office uses gradually fade, cities 
such as Springdale are left to 
grapple with the buildings and 
infrastructure that supported 
those uses in the past. This calls 
for new strategies that promote 
revitalization of remaining uses 
and focused investment into 
other spaces to create a vital 
district that adapts, in a desired 
fashion, to the changing times.

The large lots of 3 acres (on 
average) with single monolithic 
structures surrounded by large 
parking lots that characterize 
this district provide convenient 
accessibility for car users, 
but do not encourage or 
support walkable access for 
pedestrians and transit users. 
This minimizes the potential for 
safe and convenient pedestrian 
connectivity between buildings 
and curbs the potential for 
gathering spaces and infill of 
‘third places’ in the district. 

This area is currently in a fundamental transition that has been caused by several decades of 
demographic shifts to the northern suburbs and technology-driven changes to how people work. 
The COVID-19 pandemic that began in 2020 has caused significant changes to Springdale’s office 
employment base and further accelerated a shift from in-person shopping and dining to online 
alternatives. The long-term impacts on both shopping and office employment are still unknown 
at the time of this plan being finalized, as the pandemic is still in progress. Initial data shows that 
decreases in office employment and brick-and-mortar shopping will dramatically increase vacancies 
of commercial properties in these areas of Springdale. This has resulted in demand for new uses to 
occupy these vacant spaces and to redevelop underutilized properties with new uses such as multi-
family residential, entertainment, fitness, contemporary offices or co-working facilities, and other 
similar options to encourage new life and reinvestment in this area.

These factors and trends could create considerable impact on the city’s tax base, while undermining 
the overall appeal of the area for office-goers and customers to the existing stores. The slowing 
attraction of these retail and office uses, while unavoidable, can be mitigated through various 
strategies for development and adaptive re-use.

TRENDS AND OTHER INFLUENTIAL FACTORS :
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REINVESTMENT STRATEGIES :

INVITE INFILL 
Incentivize and support new uses to establish in vacant spaces 
and properties. Create measures that promote higher density of 
development and use in the Regional Mixed Use area. Update 
regulations to allow for more flexible and less restrictive use of 
available space to ensure efficient and optimal development of the 
area. Promote the introduction of smaller service uses and urban 
gathering spaces that fringe large commercial or office facilities. 

ADAPT AND RE-USE 
Promote opportunities for adapting and modifying existing 
buildings to new uses. Support complete utilization of vacant 
or under-used big box structures through introducing multiple 
compartmental and small scale commercial, residential, or flex 
uses. The vacant shell structures of abandoned retail and office 
buildings can be re-purposed to serve diverse purposes. This can 
be accomplished at varying scales and investment cost. Large 
vacant spaces can be partitioned or modified to accommodate 
multiple smaller retail ventures, flex office spaces, community 
centers, food courts, housing units, or recreational facilities. 

CREATE EXPERIENCE-RICH SPACES
While brick and mortar retail uses are losing popularity, uses that 
provide ‘experiences’ for the users are highly desirable. Areas 
that offer a multitude of uses such as dining, entertainment 
opportunities, flexible workspaces, and outdoor gathering spaces 
attract people and revenue. Such unique and exciting experiences 
should be pursued and introduced into the district to bolster 
declining office and retail and strengthen the economic vitality of 
the area.

PEOPLE FIRST, PARKING NEXT 
Prioritize pedestrian movement and the flow of foot traffic to help 
support commercial/ retail enterprises. Create a visually appealing 
and safe environment for the public to attract and retain activity 
in the area. Pedestrian malls and urban plazas create excellent 
experiences that can attract and accommodate various ages and 
interest groups. Examples of how to reprogram underutilized 
parking lots include temporary event space, new outdoor eating 
areas, or gathering spaces. 
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DESIGN GUIDELINES :

CHARACTER GUIDELINES :

The quality of the built environment greatly influences how people perceive and interact within an 
area. The Regional Mixed Use District should uphold excellent design and visual character to create an 
inviting and pleasant impression on residents and visitors alike. 

The Regional Mixed Use District plays a prominent role in the identity and branding of Springdale. It is 
crucial to create a distinct and positive image that invites people from the region and within the city to 
stop, shop and engage with the services offered in the area. A friendly and inviting appeal is desired.

 » High-quality building materials should be 
utilized on all new development, which could 
include a mix of brick, wood, stone, tile, 
decorative blocks, and cement board siding.

 » Facade and massing design should be subject 
to heightened scrutiny to ensure a cohesive 
style and image across the district.

 » Consistency of architectural style and 
compliance with standard landscaping, 
lighting, and signage requirements should be 
practiced throughout the district. 

 » There should be no uninterrupted lengths 
of blank walls and developments should 
utilize facade elements such as architectural 
projections, colors, and various building 
materials.

 » All developments should utilize a variety of 
building materials and colors.

 » Existing developments should consider 
infill development on their property, where 
feasible, to provide more amenities for their 
employees and/or clients

 » Create opportunities for diverse and 
experience-rich uses to integrate into the 
district.

 » New developments should be constructed in 
a campus-style format with a mixture of uses 
in a walkable and attractive development. 

 » Ensure safe and unrestricted connectivity 
both within and around sites that serve all 
users, including pedestrians and bicyclists. 

 » Promote landscaping, pedestrian-scale 
lighting, and street furniture elements to 
engage and bring people into the district.

 » Incentivize high-density residential uses 
combined with retail, dining, and recreational 
opportunities within the district to attract 
young families and professionals.

 » Identify opportunities for programming and 
urban gathering spaces between uses and 
buildings, to create a vital and active district.

 » Ideally, uses are mixed vertically, but may be 
mixed horizontally if appropriate.
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Retail Sales/Service uses in this district range 
from small scale uses such as specialty shops to 
large big-box retailers. Retail uses of varying sizes 
are currently a predominant land use in this district 
and will remain an appropriate use. 

Office includes single-user buildings, multi-tenant 
buildings, and mixed use office developments. 
Office developments should contain a mixture of 
uses where feasible. New office developments 
and redevelopment projects should be pedestrian 
and bicycle friendly with facilities that are attractive 
to a variety of employees, including young 
professionals. 

Entertainment uses in the district are 
encouraged to attract more people to the area 
for non-work purposes and motivate employees 
of the district to stay in this area after 5:00 p.m. 
Entertainment uses include movie theaters, 
concert venues, bowling alleys, driving ranges, 
and other similar activities.

Grocery Stores that can serve the local and 
regional community are encouraged in the district. 
These uses can make the district a more attractive 
and convenient area to live in. Specialty and 
natural grocery stores are encouraged as well to 
balance the needs and desires of the population. 

Multi-Family Residential is encouraged 
in the district as a component of mixed use 
developments. Residential units of quality design 
and amenities are desired on the upper levels of 
developments that offer commercial or office uses 
on the lower levels or in the rear of developments 
with commercial uses at the street front. New 
residential options within this district will bring life 
and energy with it. 

Restaurants and Bars that can attract a range 
of clientele are encouraged in the district. It 
helps bring people into the district through 
offering various options for dining and socializing 
experiences. Breweries and brewpubs would also 
be encouraged in this district.

Urban Plazas & Open Spaces for community 
gathering and outdoor dining spaces should be 
encouraged in this district. This helps the area 
become a local draw for social activities, community 
events, and family friendly attractions.

Fitness/Recreation Facilities such as gyms and 
sports courts can be encouraged to serve the local 
and regional community. These uses should be 
attractive and may be standalone or included in a 
multi-tenant development. 

Community Facilities includes a number of 
uses including parks, libraries, fire stations, police 
stations, city services, and schools. These uses 
should be located where practical and convenient 
for both the current and future needs of the city.

Hotel developments that are new to the district 
should be high-end or boutique style hotels in 
order to have a wide variety of hotel options for 
both short and long-term stays. These uses should 
be designed in an attractive manner utilizing high 
quality building materials and should be connected 
and/or integrated into adjacent office and 
commercial developments.

RECOMMENDED USES :
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INDUSTRIAL MIX DISTRICT
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THE PROPOSED VISION :

The vision for the Industrial Mix District is a successful and diverse industrial-focused area that 
provides high-quality jobs for both Springdale residents and the region. This is an employment-rich 
area that provides a mix of light industrial uses including manufacturing, research and development, 
production, and fabrication. New developments within this area should be constructed in a sensitive 
manner by screening loading operations, outdoor storage, and other similar activities from public 
roads and adjacent non-industrial properties. 

The Industrial Mix District covers a land area of 331 acres 
and is comprised of mostly large-scale buildings on large 
parcels. This district is advantageously located on I-275 with 
convenient access to I-75 as well. The district has a rail line that 
bisects it, which provides rail access to several properties. The 
primary uses present here are light industrial, manufacturing, 
warehousing, and other such similar uses. Many major and 
local employers are situated within the district. It is important to 
protect and enhance the district’s character and amenities to 
support and energize the businesses and industrial activity in the 
area. 

EXISTING CHARACTER :

331 acres 86 parcels 81 buildings

10% of total land 
in Springdale

Average parcel size 
is 3.85 acres

The average building 
footprint is 45,692 sq.ft.
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REINVESTMENT STRATEGIES :

SUPPORT BUSINESSES
The industrial mix district is home to some of Springdale’s major 
employers. These jobs provide substantial income tax revenue 
for the city that funds city services, activities, and facilities. It is 
important to ensure that our existing businesses are happy and 
successful in Springdale, and to work with them to grow, expand, or 
change if necessary.

MAINTAIN QUALITY JOBS
This district should remain an area for high quality jobs. Uses that 
do not employee many people or employ people at low wages are 
not ideal for this area. Efforts should be taken to attract desirable 
uses that can provide sustainable employment opportunities in the 
district. More uses that include warehousing, storage, distribution, 
fitness, and recreation facilities should be avoided. 

ENHANCE THE EXPERIENCE 
New developments and redevelopment projects should improve 
on the visual aesthetics of the area. Improved landscaping and 
higher quality building materials would elevate and enhance the 
character of the existing industrial areas. Miniature parks and 
short trails can be encouraged within large industrial campuses 
as visually pleasing amenities that serve the area’s workforce. 
Such advantages could help the district attract and retain new and 
diverse employers.

SUPPORT THE WORKERS
Encourage supportive uses on the periphery of the district such as 
restaurants, retail, and service uses that would be a benefit to the 
employees of the district. 
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DESIGN GUIDELINES :

The quality of the built environment greatly influences how people perceive and interact within an 
area. The Industrial Mix District should uphold excellent design and visual character to create an 
inviting and pleasant impression on residents and visitors alike. 

 » High-quality building materials should be 
utilized on all facades of a building that face 
a public road or adjacent residential uses 
including brick, stone, wood, tile, decorative 
block, and cement board siding. Other 
facades may utilize lesser-quality materials 
such as tilt-up concrete panels, block, and 
architectural metal panels. 

 » There should be no uninterrupted lengths of 
blank walls for facades that face public roads 
or residential uses. Developments should 
utilize facade elements such as architectural 
projections, colors, and various building 
materials and colors.

 » All developments should utilize a variety of 
building materials and colors.

 » Buildings should have a defined front 
entrance that is enhanced with storefront 
windows, public gathering areas, and signage 
that makes the entrance stand out from the 
rest of the facade. 

 » Green space should be provided with each 
development that includes street trees, 
screening, entry features, and common 
gathering spaces.

 » Existing and new office and industrial 
developments should provide pedestrian 
connections to adjacent parcels, to existing or 
proposed sidewalks along road rights-of-way, 
and within the development.
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Light Industrial includes uses such as manufacturing, 
fabrication, production, research, and development. 
These uses typically do not have outdoor storage or 
produce obnoxious odors or noise and therefore have 
little impact on surrounding properties. Light industrial 
uses should maintain an attractive and maintained 
facility including landscaping, buffering, and adequate 
screening where necessary.

Flex Industrial consists of modular buildings that 
allow for a range of office and industrial uses to utilize 
the space in the best way for them. These may range in 
size and scale, but provide convenient places for start-
up businesses or smaller-scale productions. 

Co-Working spaces create locations for people to 
work and collaborate outside of a typical office setting. 
As more people are working at home, these uses 
have drastically increased in popularity. They can 
provide meeting space, conference space, or individual 
working space. 

Office includes single-user buildings, multi-tenant 
buildings, and mixed use office developments. New 
office uses in this area could range in size and scale 
and should support the existing industrial uses. 

Retail Sales/ Service uses in this district provide 
convenient locations for employees to run errands 
on their lunch break or on their way home. Examples 
include dry cleaners, hair salons, small retail stores, day 
care facilities, and copy and mailing services. These 
are small-scale uses and are intended to serve the 
district and adjacent neighborhoods. Such uses should 
be located on the periphery of the district, adjacent to 
existing non-residential uses.

RECOMMENDED USES :
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PUBLIC/INSTITUTIONAL/
OPEN SPACE DISTRICT
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THE PROPOSED VISION :

The vision for the Public/Institutional/Open Space District is areas of the city that provide key 
services or amenities to the residents of Springdale. This includes city services, parks and recreation 
opportunities, schools, and large-scale religious institutions. The character, scale, and aesthetics of 
this district varies due to the diversity of uses, but it is important to ensure that uses within district are 
welcoming and accessible to the residents of Springdale.

The properties within the Public/Institutional/Open Space District 
are scattered around the city of Springdale. These areas make 
up about 12 percent of the total land area within the city and are 
of low built density because of the vast tracts of undeveloped 
open lands present here. The character of this area varies 
depending on the use as this district includes open spaces, 
parks, schools, public facilities, and religious institutions. There 
is no consistent development pattern or lot size. Uses in these 
areas are typically open to the public and are regularly accessed 
by a wide range of people. 

This district plays an integral role in city’s urban fabric and serves 
the community in a variety of ways. Many of the public assets 
including the municipal building complex, the public schools, and 
the community center are located here. Uses in this area provide 
necessary civic service and support for the community, while 
also offering a respite from the built environment through the 
parks and open spaces. It is important to ensure that the quality 
of this district and the pockets of public spaces and parks are 
protected and maintained so they continue to remain valuable 
assets to the residents of Springdale.

EXISTING CHARACTER :

373 acres 76 parcels 42 buildings

12% of total land 
in Springdale

Average parcel size 
is 4.91 acres

The average building 
footprint is 7,817 sq.ft.
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DESIGN GUIDELINES :

The quality of the built environment greatly influences how people perceive and interact within an 
area. The Public/Institutional/Open Space district should uphold excellent design and visual character 
to create an inviting and pleasant impression on residents and visitors alike. 

 » New buildings should avoid block-like 
massing without architectural features or 
design elements. Building walls should utilize 
a mix of textures, colors, and dimensional 
elements. 

 » High-quality building materials should be 
utilized on all new developments, which 
could include a mix of brick, wood, stone, tile, 
decorative blocks, and cement board siding.

 » The uses in this district attract a lot of people, 
therefore buildings and structures should be 
unique, iconic, and impactful to highlight and 
create a landmark impression on visitors.

 » Green space should be provided with each 
development that includes street trees, 
parking lot landscaping, screening, entry 
features, and common gathering spaces. 

REINVESTMENT STRATEGIES :

CONNECT THE COMMUNITY
These areas are frequently visited by residents and regional 
visitors. Uses in this district should be well-connected within the 
city to allow people a variety of transportation options to access 
them. These include walking, bicycling, public transit, and personal 
transit. Existing infrastructure and services should be expanded 
upon to improve this connectivity. 

ENHANCE USABILITY
The existing facilities such as parks, public plazas and other 
spaces should be evaluated to see how they can be improved and 
enhanced to produce greater usage and enjoyment. This could 
include adding picnic shelters to the parks, updating playground 
equipment and ball fields, and introducing new recreation center 
facilities or amenities. It is important to create community spaces 
that people of all ages and backgrounds can experience and enjoy!

BE WELCOMING
These are public spaces that are enjoyed by many people, and 
they should reflect that. Visual enhancements and convenience 
amenities that can direct and guide people, and create a safe 
atmosphere are desired. These enhancements could include new 
lighting, security systems, and well-designed signage. 
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PRIVATE DEVELOPMENT POTENTIAL :

RECOMMENDED USES :

Parks and Open Spaces is a prominent use of this 
district. These are passive and active spaces that 
are preserved for city parks and open spaces. These 
areas should be well connected to the community and 
ensure easy and convenient access through a range of 
transport modes.

City Facilities comprises of a number of uses 
including city building, police, fire, utilities, recreation 
center, senior center, etc. These uses should be 
located where practical and convenient for both 
current and future needs of the City. Convenient and 
safe access for pedestrians and bicyclists should be 
provided, along with safety amenities such as lighting 
and signage.

Institutional Uses encompasses religious facilities 
along with associated uses such as schools, daycares, 
and recreational amenities that are associated with 
the religious institution. Cemeteries and associated 
facilities are also appropriate in this district. 

Recreational uses such as golf courses, sports fields 
and courts, and other similar uses are appropriate 
within this district.

The parcels within this district are categorized into publicly-
owned and privately-owned properties on the future land use 
map. It is understood that over-time the privately owned parcels 
may redevelop into other non-public/open space uses. If/when 
that happens, the city will work with those property owners to 
determine appropriate land uses and development forms based 
on surrounding land uses, development intensities, utility and 
transportation access, and other similar factors. 


