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Steering
Committee
Meeting #5
September 27, 2018, 1 to 3pm
Troy University at Montgomery

PROCESS UPDATE
Kyle May AICP
Senior Planner, planning NEXT

AGENDA
Steering Committee #5 | Sept. 27, 2018
1. Welcome
2. Process Update

WELCOME
Robert Smith
Director of Planning, City of Montgomery

3. Listening & Learning:
Additional Sessions
4. Community Summit Agenda, Publicity &
Outreach
5. Strategic Analysis Updates & Discussion
6. Next Steps & Adjourn
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Where are we?

Process Check‐In

Planning Process
2019

General schedule for the six-phase process

Moving into analysis and engagement

F

• Released initial analysis:
The Community Factbook

1. Initiation

• Finalizing communication and outreach tools

3. Vision and Engagement
• Listening & Learning
• Community Summit
• Community Open House
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2. Base Analysis

• Formalizing agenda and logistics for the
Community Summit October 25
• Working through Strategic Analysis of 12
Plan Topics

4. Strategic Analysis
5. Plan Development

• Considering major challenges and
opportunities based on input and analysis

6. Plan Finalization
Steering Committee Mtgs.
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Process Updates

Process Check‐In
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Process Check‐In

Iterative and built on careful preparation

LISTENING & LEARNING
ADDITIONAL SESSIONS
Kyle May AICP & Planning Staff
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Listening and Learning

Listening & Learning

Beginning the conversation

Listening and Learning

Listening & Learning

Beginning the conversation
Conversations included the following groups / topics
• Land Use /
Development
• Transportation Transit
• Transportation Bike / Ped
• Transportation General
• Housing / Comm.
Dev. - Realtors
• Housing / Comm.
Dev. – Developers
• Housing / Comm.

Dev. - Affordable
• Economic
Development Large Employers
• Economic
Development Small Bus.
• Parks, Recreation,
Open Space
• Education - pre K
to 12
• Education - Post
Secondary / Tech

• Arts and Culture
• Environmental
Quality
• Military
• Public Health
• Historic
Preservation
• Infrastructure /
Comm. Facilities
• Downtown
• Information /
Technology

• Tourism
• Seniors/Accessibili
ty Advocates
• Faith-Based
Leadership
• Youth
• Community
Leaders (General)
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Listening and Learning

Listening & Learning

Listening and Learning

Beginning the conversation

Beginning the conversation

• 40+ structured discussions between
the Planning Team and invited
stakeholder groups

• Purpose

• Groups represent
• Broad neighborhood or community
interests, or;
• Demonstrate insight into specific plan
elements (ex. Transportation, Economic
Development, etc.)
• All meetings facilitated and recorded
by members of the Planning Team

• Collect community issues and opportunities
from stakeholder groups that will to be
addressed by the planning process;
• Gain insight on values and direction for the
visioning work;
• Create wide-spread awareness of the
Envision Montgomery 2040, and;
• Invite additional community networks into the
process.

Listening & Learning

Steering Committee Meeting #5 – September 27, 2018 – Envision Montgomery 2040

The Purpose

Listening & Learning

Beginning the conversation
1. Inform
• Attendees about the Comprehensive Plan
process
2. Capture
• Initial thoughts about community strengths,
challenges and opportunities.

The Community Summit

AGENDA, PUBLICITY & OUTREACH

3. Personally Invite and Challenge
• Attendees to attend and get their network of
friends, family, coworkers, whoever to attend
the Community Summit in October

Major Topics / Themes

Discussion

Listening & Learning

The Community Summit

From neighborhood and additional conversations

An exciting moment for Montgomery

Resonant Strengths
• Rich and unique history and culture
• Increasingly vibrant downtown
• Great, authentic neighborhoods and community involvement
• Diversity

• October 25 – 6 to 8pm

Challenges
• Education
• Vacancy and abandonment
• Crime, both perceived and real
• Opportunities for youth

• The Dunn–Oliver Acadome Alabama
State University 915 S Jackson St
• Registration live on
envisionmontgomery2040.org
• Now is the time to come together,
envision the future, and define a
common vision for Montgomery.

The Community Summit
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An Important Opportunity

The Community Summit

Update on Publicity

A key moment for the MGM 2040 process

Making Envision MGM 2040 a household name

• Defining a “Moment in Time”

• Finding the influencers

• Hosting a unique event that delivers
• Education … about the process and the key findings
• Inspiration … about the future of the community
• Perspective and Priorities … through facilitated
discussion

• #BeThereMGM

The Community
Process Check‐In
Summit

• Dozens of communication tools
now available
• Rack cards, flyers, posters
• Stock copy for invitations
• Online media (website, Facebook)
• Buttons (put it on!)
• Video

• Opportunity to ask BIG questions and start to
frame a community vision
• A potential pivot point,
“Remember when we were together”
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Our Common Goal
A key moment for the MGM 2040 process

The Community Summit

The Community
Process Check‐In
Summit

#BeThereMGM

Make participation a choice for
anyone who cares about the future
of Montgomery
• Through a two-pronged approach
• Publicity – Key message and collateral development,
general broadcasting, unique communication
approaches
• Outreach – Inventorying the civic, geographic and
demographic networks, reaching out to make a personal
ask, identifying hard to reach groups through monitoring
and intuition
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Results so far?

Outreach Campaign

Checking in on registration

Broaden the communication and reach out

• 136 registered online

• Actions to date:

• 84 on Facebook (238 interested)

• Engaging the BONDs group

• Our goal: 500 people (~275 to go)

• Facilitation of District-by-District meetings

The Community
Process Check‐In
Summit

Demographic

• Small group sessions

• Ask from the Publicity Team:

• Where to go from here?

Commit to personally
inviting 20 people

• What can we do to ensure participation is a
choice?

• That’s more than 1,000 direct
invitations if we execute

Geographic

Civic

• What will we do to reach out and make a
personal invitation?
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The Community
Process Check‐In
Summit

Outreach Campaign

Outreach Campaign

Broaden the communication and reach out

Groups and opportunities we’ve identified thus far

• Most effective means of delivering
strong participation are personal
invitations

• Young People

• National Attention • Third spaces

• Experienced
People

• Sorority &
Fraternity

• Non-Profit
Organizations

• Hispanic/Latinx

• Business assoc.

• Parents

• Military

• Misc.
Organizations

• Special Needs
Groups

• Retirement

• Steering Committee on the front line of
the campaign

Demographic

• Influencers can also support
• Where to start?

• Faith Community

Geographic

Civic

• LGBTQ
• Asian Community
• Homeless
(Shelters)
• High School
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• Civic Club Typ

• Hospitals
• County/City
employees

• Veteran's
Organizations

• Cultural
Institutions

• Historical
Societies

• Agricultural
Groups

• Alumni
Organizations

• Arts and Culture
Groups

• Chambers of
Commerce

• Downtown
Organizations

• Post Secondary

•
• City / County
Elected Board,
Commissions and
•
Politicians

• Neighborhood
Groups

• Social Orgs.

• Faith-Based

• Labor
Organizations

• Sports Leagues

Special
Demographic
Groups
Youth

• Business
Communities
• Women's Groups

• Community Events
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Discussion

Discussion

What can we do to ensure
participation is a choice?
What will we do to reach out
and make a personal
invitation?

The Community
Process Check‐In
Summit

Outreach Campaign
 Revisit the outreach matrix
 Identify the collection you’ll reach
out to by adding your name as a
volunteer
 Gather any needed materials
 Make the personal ask
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• An open, community-driven
workshop focused on the future
of Montgomery
• Goal: Inform, inspire, listen and
demonstrate a path forward
through a unique, Moment in
Time experience

The Community Summit
101 on the event itself

Press over the coming weeks

 Review the list of organizations

The Community Summit

• 2-hour workshop open to anyone
Demographic

• Mix of information and conversation
• Generate insight on community goals,
values

Geographic

Civic

• Answer key questions related to the
future of Montgomery
• October 25, 6 to 8pm
• The Dunn–Oliver Acadome Alabama
State University 915 S Jackson St

The Community Summit
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Summit Agenda

Listening & Learning

The Community Summit

Committee Roles & Responsibilities

101 on the event itself

Help make the Summit a success

1. Launch & Welcome

• First Role: Meeting Host
• Tricky navigation from parking to a table
• Need helpers all along the way

2. Introducing Envision MGM 2040
3. So, you think you know MGM?

• Second Role: Table Leader
• We’ll have multiple activities happening at each table
• Some will be led from the podium, others facilitated at the tables

4. Why is this important?
5. What do you think?

• Third Role: Input Gatherer
• Gather and organize all input generated through the two-hour
session

6. Thank you and from here

The Community Summit

Committee Roles & Responsibilities

Event Logistics

Help make the Summit a success

Help make the Summit a success

• An “All hands on deck” event

• Please plan to arrive at 5pm
(one hour before curtains)
for a brief volunteers
meeting

• Multiple jobs and volunteer needs
throughout the event
• Planning for 500, preparing for
more
• Helping participants …
• Find a space and feel welcome
• Ensure their voice is heard
• Understand what happens next

• Entrance will be from the
East lower level to deliver
people directly to the floor
• Parking will be directed to
east lot (~250 space) but
may spill over to west

The Community Summit
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Activities

The Community Summit

The Community Summit

So you think you know MGM?

Help make the Summit a success

Let’s find out! Answer as a Team

• Focus of the event: Listening

1

• So you think you know MGM?
• Engage participants in fun competition over who knows more
about MGM
• Learn about the topics of the comp plan
• Meet your table / team mates
• Reveal some key facts from the analysis

Water is a defining geographic feature
of the Montgomery Planning Area.
What percentage of this area is either
in the floodway or in the 100-year
floodplain?
A.
A Less than 2 percent

B 2 to 5 percent
B.

• Table discussions
• Focused on a open prompt
• Facilitated and recorded at small round tables of less than 10

So you think you MGM?
Trivia game on conditions and trends

C.
C 5 to 10 percent
D.
D More than 10 percent

A major flood occurred in 1886
inundating the low lining areas. A peak
stage of the flood occurred at 160 feet

The Community Summit

The Community Summit

D

Answer:

More than 10 percent

• Engage participants in fun
competition over who knows
more about MGM

• One third of the land area in the planning area is
either in the floodway or the 100-year floodplain and
this zone accounts for 64 square miles

• Learn about the topics of the
comp plan

• 14 percent of the planning area, or 48 square miles
are in the floodway

• Meet your table / team mates
• Reveal some key facts from the
analysis

• 31 square miles are included in the 500-year floodplain
• In total, 43 percent of the land area in the Planning Area are in
a flood prone area (this includes the 500 year flood zone)
• Around 11,253 structures or buildings are within a flood prone
area, including 7,337 within residential land use areas
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The Community Summit

Tips for Table Recorders

The Community Summit

Keeping the conversation moving
• Ensure participants have supplies: Note
card, pencil, agenda package
• Introduce yourself and encourage your table
to do the same
• Silent generation is important
• Avoiding group think
• Giving everyone time to consider the prompt fully
• Elicit responses one at a time
• Even if someone has 100 ideas, once they share a
response move to the next table member
• You can go around until folks are ready to move on

Group Discussion

The Community Summit

LOOK OUT FOR
TROUBLEMAKERS!

Misc. Items

Help make the Summit a success

Help make the Summit a success

Focused on a open prompt like:

• Exit questionnaires
• Look for the Yellow sheet on the back on the agenda package
• Critical for the team to know who was in the room
• Will better understand any follow-up outreach that will be
necessary based on representation

What can we do to make Montgomery
an even better community in the future?
• Facilitated and recorded at small round tables of less
than 10
• Silent generation and then one-by-one sharing
• Conversation is recorded by the table leaders

The Community Summit

• General Comment cards
• Someone wants to dominate? More ideas come up?
• Suggest participants use a general card to get their thoughts to
us
• Miss the Summit?
• We’ll have an online engagement option publicized after the event
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Working Event Schedule

The Community Summit

From start to finish
2:00 - Early set up
• Kyle and Team on site
• Confirm set up schedule
4:30
•
•
•

to 5:00
Speaker orientation
Rehearsal / Run through
AV Test

5:00
•
•
•

to 5:30
Volunteer Meeting
Training and assignments
Signage set up

Discussion

5:30 to 6:05
• Establish your table
• Welcome and hosting
• Finding your seat

STRATEGIC ANALYSIS
UPDATES & DISCUSSION

6:05 to 8:00
• Show time!
• Program and activities run

Kyle May AICP
Senior Planner, planning NEXT

8:00 onward
• Clean up
• Consolidation of table input

Discussion

Strategic Analysis
Digging in on key conditions and trends

What questions or ideas do
you have relating to the
Summit?

• Engaging the full team to develop base
analysis in order to
• Develop the community Factbook
• Establishing base conditions
• Understand key issues, opportunities,
challenges, trends, etc.
• Data collection from a variety of
sources including
• Existing plans and studies
• GIS and other mapping sources
• Stakeholder and focus group interviews
• Additional hard sources (i.e. Census)
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Strategic Analysis
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Approach to the Comp Plan

Strategic Analysis

Element-by-element, how will build the plan?

Land Use Analysis

Strategic Analysis

Major challenges, opportunities and questions

Land Use

Parks, Recreation and Open Space

Transportation

Education and Cultural Arts

Housing and Comm. Development

Community Character and Urban Design

Economic Development

Military

Comm. Facilities and Services, Public
Infrastructure

Public Health

Environment

Historic Preservation

• Establishing strong and consistent policies on land
development and redevelopment
• Understanding the fiscal implications of growth
versus consolidation
• Addressing commercial vacancy and land
redevelopment
• Utilizing existing planning and regulatory tools to
achieve community goals
• Addressing equity issues related to past land
development or investment decisions
• Developing a new palette of development types that
enhance quality of place, secure fiscal productivity
and promote new or continued investment
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Land Use Analysis

Strategic Analysis

Starting with Terminology
Land use vs. Zoning vs. Community Character

1. Defining a Planning Area
2. Sharing historic growth and development:
3. Exploring the regional context
4. Describing existing zoning and development regulations
5. Classifying existing land use
6. Introducing and describing community character and
urban design
7. Exploring special districts and neighborhoods
8. Identifying major constraints to future growth and
development
9. Introducing the developable land demonstration

• Terminology can be confusing
• Land Use = What you’re doing
• Zoning = What you’re supposed to do
• Character = How a place (A collection of
parcels) feels or is experienced

Strategic Analysis
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Strategic Analysis

Strategic Analysis

Defining the Planning Area / Boundary
City boundary versus the planning area
• City of Montgomery is 160+ square miles, Planning
Area is roughly 335 square miles
• Planning Area is defined by the Policing Boundary or
three miles buffering the city boundary (not extending
into surrounding counties or across jurisdictional
lines)
• Montgomery and Pike Road are the only two
incorporated municipalities in the County
• Alabama enables municipalities of 6,000 or more
residents to define a policing jurisdiction extending
three miles from their corporate boundary
• In this buffer zone, the city may collect ½ sales tax, enforce
limited zoning and code requirements, and collect licensing
fees in exchange for the provision of city policing, fire and
ambulatory services

Strategic Analysis

Defining the Planning Area / Boundary

Origins

City boundary versus the planning area

Early encounters and founding

• The planning boundary for the
Comprehensive Plan has been set to policing
jurisdiction or three miles from the existing
corporate boundary

• Alabama and Tallapoosa Rivers used for centuries by
indigenous peoples including Creek tribes
• Hernando de Soto was said to have stopped along the bend that
would become Montgomery twice

• Policing boundaries are unique around the
country

• Rich agricultural lands, and deep, navigable rivers with
access to the sea drove early settlement
• In 1817 the territorial government (established as a settling
mechanism to attract enterprising residents to move east to west)
placed the lands south of the of the earliest settlements for sale in
Milledgeville, Georgia
• 1819, two towns of East Alabama and New Philadelphia
merge to form Montgomery
• Two years after the merger, the steamboat Harriet made her maiden
voyage up the Alabama River from Mobile in just over ten days, ten
times faster flat barges preceding her (First major technological
disruption)

Strategic Analysis
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Early Growth

Strategic Analysis

Strategic Analysis

Reconstruction and Renewed Growth

From settlement to capital, to capital

New technologies and new types of communities

• Andrew Dexter (of Dexter Avenue fame) was
among the city’s earliest promoters as a
potential site for the state’s new capital

• City passes 17,000 residents in 1887 as new
amenities like brick sidewalks, street lights,
and water works were implemented

• State capital moved to Montgomery in 1846
when the state legislature collected 16
ballots in favor of the move from Tuscaloosa.
Wetumpka finished second.

• Extension of the Louisville and Nashville
Railroads in 1900 spurred population and
industrial growth, leading to the construction
of Union Station in Downtown

• 1850’s city passes 10,000 residents and is
connected to the West Point Railroads,
enabling rail access from Georgia and the
eastern seaboard

• Wright Brothers established the world’s first
civilian flights school on the land that would
eventually become Maxwell Air Force Base

• City spared during the Civil War despite
serving as the provisional capital for three
months

• City passes 75,000 residents just before
World War II

Strategic Analysis

Reconstruction and Renewed Growth

Impact of the Automobile

New technologies and new types of communities

New roads, more people and an outward explosion

• First electric streetcar system in the
Western Hemisphere began service in
Montgomery 1886, running two cars along its
Court Street line

• Automobile and enabler for extreme outward expansion, no
longer tied to walkability (same for all uses, but residential was
first)

• Enabled a new form of outward growth away
from the core
• Tight, walkable blocks close to the line, development
could occur farther afield as a new commuting class
had reliable and quick access back into town
• “Streetcar suburbs”, like Highland Park and
Cloverdale, took advantage of the trolley lines to
plat, develop and sell new homes on the fringes of
the city and push the boundaries outward

• First Comprehensive Plan completed in 1963, city passes
100,000 residents, 35 square miles (same size as Pike Road
today, 9,000 residents)

• Subdivision boom between 1951 and 1954 with sixty new
subdivisions created in this period

• 1955, work begins on Interstates 85 and 65 through existing
neighborhoods, with a major interchange southwest of
downtown
• Completion of the project in 1970 marked a new era of outward expansion,
especially eastward
• Culminating in city’s largest ever annexation of land, 1980’s city adds more
than 80 square miles to its municipal area (an area slightly smaller than the
city of Dothan, Alabama)

Strategic Analysis
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Impact of the Automobile

Strategic Analysis

Strategic Analysis

Strategic Analysis

Strategic Analysis

New roads, more people and an outward explosion

POST-INTERSTATE

PRE-INTERSTATE

Modern Trends
Continued growth, development and also, redevelopment
• Resurgence of downtown marked by major public and
private investments
• Increasing variability in neighborhood vitality,
continued building and expansion despite slower rates
of population growth (mostly in eastern Montgomery)
• Volatility in retail uses, especially “Big Boxes”
expected to continue
• From the recent neighborhood plan for Southern Montgomery,
“In the years following the mall’s closure, commerce along the
Southern Boulevard began to see a much larger pattern of
disinvestment. Witnessing the decline residents expressed
great concern over the loss of retail and service businesses in
South Montgomery.”
• Industrial footprint increases dramatically with
Hyundai and Montgomery Industrial Park
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Growth Over Time

Strategic Analysis

Strategic Analysis

Strategic Analysis

Strategic Analysis

Mega-Region

Annexation and growth of Montgomery over time

Mega-region defined along the I-85 Corridor

90

• Connected along the I-85 corridor this
Montgomery-Atlanta-Greensville-Charlotte
corridor has grown by millions of people in
the past two decades

80
70
60

• This connection: first through water, then
rail, now highway has been a defining growth
engine for Montgomery since its existence

50
40

• Accounts for more than a trillion dollars in
economic output, more so than South Korea

30
20
10
0

Pre 1900

1910

1920

1930

1940

1950

1960

1970

1980

1990

2000

Since
2010

• This development is predicted to continue
deep into the 21st century
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Strategic Analysis

Metropolitan Growth

Strategic Analysis

Existing Land Use

The Suburbs of Montgomery?

• For many decades the physical
growth of the city through
annexation and relatively slow
population growth, precluded
metropolitan fragmentation

Community

• Recently, surrounding
jurisdictions experiencing strong
population growth

Millbrook

+5,000

Elmore

+1,100

Wetumpka

+2,400

• Coupled with significant
commuting-in population for the
city’s 100,000+ jobs

Population change
from 2000

Pike Road

+9,000

Prattville

+11,300

Growth of Pike Road

TOTAL +28,000

• A land use is a classification tool that assigns a
use type (residential, commercial, industrial,
etc.) to each parcel within the city
• Analysis layer developed in 2010 for the regional
Metropolitan Planning Organization
• ~91,000 parcels within the planning area
• Broken into general categories like Industrial
and Residential, and specific classifications like
Single-Family Housing.
• Layer also includes appraisal value used to
derive average parcel value

Strategic Analysis

Strategic Analysis

Residential Land Uses

The Suburbs of Montgomery?

• Up to 9,000 residents in latest ACS and will
pass 10,000 (City status) by 2020 Census

• Residential parcels dominate the developed
portions of the planning area

• 167% growth from 2010, accompanied by a
land area expansion as well

• 68,869 parcels classified as a residential use
encompassing 46.5 square miles or nearly
30,000 acres

• Growth of Pike Road creating an eastern
boundary for Montgomery annexation.
• Area of overlapping policing boundaries will
increase when the Town becomes a City
• Exposes an odd quirk in Alabama land use
law, island annexations

• Average parcel is just under a half acre,
measuring .43 acres. Total value of
residential parcels exceeds $9.8 billion, or
$142,000 per parcel

Steering Committee Meeting #5 – September 27, 2018 – Envision Montgomery 2040

Strategic Analysis

Strategic Analysis

Housing Types
Trends in housing age and type
• There are just over 92,000 housing units in
the City of Montgomery
• Single-family the dominant housing type
• 70 percent of the city’s housing stock, single-family
housing accounts for more than 64,000 units
• The breakdown of housing types varies
considerably across the planning area
• Majority of housing units were built before
1970
• Fifty-six percent of units were constructed before
1970, with 23 percent built before 1950

Strategic Analysis

Age of Housing

Housing & Community Development
Key findings from the Strategic Analysis
• Housing affordability a shared but growing
challenge

25%
20.3%
20%

• Aging housing stock, rehabilitation and
blight

15%

• Growing, competitive markets

10%

• Vacancy and abandonment
• Missing middle housing types
• Out-of-community residential property
ownership

Strategic Analysis

14.7%
12.1%

15.4%

12.6%

12.2%

6.6%
5%

4.8%
1.2%

0%

0.1%

Built 1939 or Built 1940 to Built 1950 to Built 1960 to Built 1970 to Built 1980 to Built 1990 to Built 2000 to Built 2010 to Built 2014 or
earlier
1949
1959
1969
1979
1989
1999
2009
2013
later
Montgomery

County

Alabama
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Housing Year Built

Housing Types

Strategic Analysis

Housing Permits
(2014 to 2018)

Strategic Analysis

Value and Real Estate

Trends in growth and development

Trends over the past decade

• Housing growth without population growth?

• Home values have trended upward from 2000
but grew at a slower rate when compared to the
other large cities in Alabama
• Median sales price for homes grew by 39 percent from
$107,000 to $149,000, averaging 356 transactions per
month over that period

• A faster growth rate for housing construction
compared to overall population reveals internal
resettling / micro-migration and the impact of
smaller household size
• 2000 to 2016 5,400 additional housing units were
added in the city at a growth rate of six percent
• Household size shrinking, more households same
amount of people

Strategic Analysis

• The churn in real estate is slower in
Montgomery than around the state
• New single-family housing permits have trended
downward significantly during the national
recession but have since made a modest
recovery
• Surrounding markets have experienced a faster
recovery and are collecting permits at a faster rate.

Strategic Analysis
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Value of Owner-Occupied Housing

Total, Average & Median Sales Prices

(2016)

Total Sales

14.0%

Montgomery
Mobile
Birmingham
Huntsville

12.0%
10.0%
8.0%

Average Sales (per month)

TOTAL

Pre-Rec.
(to 08)

Recession
(08 to 11)

Post Rec
(after 11)

TOTAL

Pre-Rec.
(to 08)

Recession
Post Rec
(08 to 11) (after 11)

77,672

38,505

10,565

28,602

356

419

293

81,280

40,999

10,687

29,594

350

449

293

332

236,694

109,060

33,687

93,947

1,146

1,211

906

1,065

96,092

41,290

14,350

40,452

600

508

389

463

318

6.0%
4.0%
2.0%
0.0%

Less than
$10,000

$20,000 to
$24,999

$35,000 to
$39,999

Montgomery city, Alabama

$60,000 to
$69,999
Alabama

$90,000 to
$99,999

$150,000 to
$174,999

Birmingham city, Alabama

$250,000 to
$299,999

$500,000 to
$749,999

Huntsville city, Alabama

Median Home Sale Price

$1,500,000 to
$1,999,999

Mobile city, Alabama

Median Sales Price

`

2001 Avg.

Montgomery
Mobile
Birmingham
Huntsville
ALABAMA

$ 107,038 $127,279 $149,417 $ 149,015

39.2%

$ 98,478 $120,371 $145,144 $ 140,407

42.6%

$ 129,958 $144,485 $201,850 $ 195,967

50.8%

$ 103,853 $175,338 $198,760 $ 192,352

85.2%

$ 100,133 $124,800 $156,744 $ 153,396

53.2%

2010 Avg. 2015 Avg

2017-18 Avg Chg 2001

Single Family Construction Permits
(2001 to 2018)

$250,000
(2000
to 2018)

200
180

$200,000

160
140

$150,000

120

$100,000

100
80

$50,000

60
40

$0
20
0

Montgomery

Birmingham

Huntsville

Mobile

Alabama

Jan‐01
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Affordability

Strategic Analysis

Commercial Land Uses

Trends related to ownership, costs, and others
• The majority of occupied rental units are single-family homes

• Commercial parcels concentrate along
major corridors and in Downtown

• A 2018, moment in time review of available, 2-bedroom units
found 495 available options ranging from $425 to $1,400.
• Fair Market Rent (FMR) for the Montgomery MSA set by HUD at $822
for a two-bedroom

• Just over 3,900 parcels classified as
commercial covering 11.3 square miles

• Residential vacancy and hypervancy rates vary widely across
the planning area, with higher concentrations in the west and
central city
• Of the 12,000 vacant structures or units, 6,300 are classified as “Other
Vacant”
• There is a strong correlation between vacancy rates and poverty
• A heavy majority of poorly rated structures are within high poverty areas

• Wide variety of specific land uses gas
stations to grocery stores
• Commercial vacancy, especially related
to “big box” retail is an emerging issue

• Homeownership declining from 64 to 55 percent from 2000

Strategic Analysis

Rent as a percentage of Income
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Industrial Land Uses

Other Land Uses

• Industrial parcels are large, and
primarily located along major
waterways, freight lines or on the city’s
far south and west sides

Civic and Recreational
Publicly Owned land
• Montgomery is home to a number of
• Fifteen percent of the planning area
unique uses relating to its role as a
held by public, quasi public
state capital and military base
institutions
• The footprint Maxwell and the Gunter
• The United States Government
annex account for nearly 2,000 acres
(~4,200 acres, two percent of the
or two percent of the city’s land area
total land area) and the State of
Alabama (~4,000 acres, two percent
• Churches and religious are another
of the total land area) own just over
large user with more than 1,100 total
8,200 acres or four percent of the
acres, or 1.84 square miles
land area
• The City of Montgomery own 649
parcels totaling 3,400 acres and
averaging roughly five acres per
parcel

• 272 parcels totaling 5.82 square miles
are classified as industrial
• Highest value per parcel averaging $2.7
million, with a total of $736 million
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Agriculture Land Uses

Strategic Analysis
Use Type

Residential
• Agriculture and farming dominate all
land uses in the planning area

Industrial

• Just over 215 square miles, or 64
percent of the land area, are used for
farming or related activities

PARCELS

AREA (Square Miles)

68,869

47

272

6

Commercial
Transportation,
Utilities
Civic

3,925

11

511

3

1,034

12

Open Spaces

12,736

47

Agricultural

2,616

218

Strategic Analysis

Strategic Analysis

Northwest Quadrant Land Uses
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Northeast Quadrant Land Uses

Southeast Quadrant Land Uses

Strategic Analysis

Strategic Analysis

Zoning
• Legal means by which land uses are enforced
• The City of Montgomery’s latest zoning code was
completed in September, 17, 1963, with the latest
amendments adopted in 1985
• Provide for the establishment of districts within the
corporate limits and police jurisdiction of the city
• 28 districts within the city and its police
jurisdiction. These are applied to a zoning map
which becomes, in effect, the legal application of
the code

Southwest Quadrant Land Uses

• Broadly divided into residential, commercial, office,
industrial categories with variations intensity and
density defined for each as separate districts
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SmartCode
Sectors and Transects
• The city develops a regional development plan
that assigns development sectors across its
effective jurisdiction
• Serve to steer development toward (G-2)
Intended Growth Sectors and away from (O-1 and
2) Open Spaces
• Infill Development
• Development transects ranging from T5: Urban Center
Zones to T1: Natural Zones are typically assigned based
on their proximity from the urban core
• Greenfield Development
• Proposed under the SmartCode would fall into four
categories: Clustered Land Development, Traditional
Neighborhood Development, Regional Center
Development, and Transit Oriented Development

Strategic Analysis

SmartCode

Historic Districts

Sectors and Transects

• Unique alternative to standard zoning
• City completed the code in 2011
• A model transect-based planning and zoning
document based on environmental analysis
• Addresses all scales of planning, from the
region to the community to the block and
building

• Rich history reflected in its myriad of
historic buildings and neighborhoods
• Nine historic neighborhoods that are
subject to preservation rules
• Along with a building permit, projects in a
district require a Certificate of
Appropriateness

• Option for development in the City and
exists parallel to the existing Zoning
Ordinance

• Involves several commissions including the
Historic Planning Commission,
Architectural Review Board, Planning
Commission, and Planning Staff

• Currently required in downtown and an
optional path everywhere else

• Historic Preservation chapter will include
more on this topic

Strategic Analysis
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Development Constraints

Strategic Analysis

Strategic Analysis

Strategic Analysis

Strategic Analysis

What factors can inhibit growth?
• Constraints are factors that can limit
growth or development
• Some can be addressed through added
costs or environmental impact, but
others create severe limitations
• These can be related to the physical
environment (floodzones, soils, etc.) or
infrastructure (Sewer, electric, water,
etc.)

Hydrology and Flooding

Forests & Land Cover

What factors can inhibit growth?

What factors can inhibit growth?

• Water is a defining geographic feature of the Planning Area

• Planning area contain large areas of contiguous forests
and woodlands

• 14 percent of the planning area, or 48 square miles are in
the floodway
• One third of the land area in the planning area is either in
the floodway or the 100-year floodplain and this zone
accounts for 64 square miles
• 31 square miles are included in the 500-year floodplain
• In total, 43 percent of the land area in the Planning Area
are in a flood prone area (this includes the 500 year flood
zone)
• Around 11,253 structures or buildings are within a flood
prone area, including 7,337 within residential land use
areas

• 37 percent or 127 square miles are classified as forest
or natural areas
• Largest portion are classified as woody wetlands, or
forests within floodplain along riparian corridors
• Pervasive stream network and related floodplains
contribute to the overall contiguity of the area’s tree
cover as many of these areas are undevelopable
• Land Cover vs. Land Use: Land cover analysis uses
satellite imagery to construct summary pixels of land
cover at a defined scale and interval
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Developable Land
Combining constraints with undeveloped areas
• Developable assessment identifies areas within
planning boundary where, based on limiting
criteria, there is an opportunity to develop

Strategic Analysis

Strategic Analysis

Strategic Analysis

Strategic Analysis

Flood
Prone

Combining constraints with undeveloped areas
• Next steps
• Refine to parcel specific

Contiguou
s Forest

• Limiting factors include
Developable
Land Area

• Flood Zones and unfavorable soils (Hydric or nondraining)
• Contiguous forested areas (larger than five acres)
• Publicly and quasi publicly owned lands
• Potential to add: Utility service areas
• Map indicates significant limitations to
development despite large contiguous areas in
the southwest and southeast

Developable Land

Public /
Quasi
Public
Land

Utility
Service
Area

• Quantify build-out scenarios based on zoning
• Develop a consumption scenario, i.e. how
much population growth for X amount of
potential rooftops
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Community Character

Community Character

Defining Places

Defining Places

Strategic Analysis

• Character assessment a more
• Character areas span the
holistic classification of the city’
developed and undeveloped
various districts
portions of the Planning Area –

• Types determined by a number of from rural to urban
factors including
• Analysis defined ten character
• Dominant use or mix of uses
types based on spatial attributes,
• Transportation network

street pattern, zoning / land use

• Average age or year built
• Aesthetics and other criteria
• Few hard boundaries between types

Strategic Analysis

Community Character
Defining Places

Strategic Analysis
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Community Character
Defining Places

Thank you!

Strategic Analysis

