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KEY FINDINGS & OPPORTUNITIES 
The following items represent the key findings and opportunities related to the Great Places topics including 
land use, development, community character and parks and recreation. These findings emerged from the 
research and analysis of the planning team and the input of stakeholders and the public overall. The following 
is not exhaustive, however, and for a full report on the existing conditions and trends, please refer to the 
document appendix. 

History, Growth and Development

More than 200 years ago, Montgomery’s history 
began along a hard bend of the Alabama River in 
south central Alabama. Long before it was the 
capital, indeed before the founding of the country, 
the area was home to indigenous peoples. Tribes 
like the Creek made good use of the fertile land and 
rivers and left behind earthen works and mounds. 
In his famous travels across the southeast, 
Hernando de Soto was said to have stopped along 
the bend that would become Montgomery twice. 
The rivers enabled travelers like Soto access in, and 
in the future, would allow agricultural products to 
flow out. 

SETTLEMENT, EARLY HISTORY & SLAVERY

White settlement of Montgomery was then driven 
by two critical factors: rich agricultural lands, 
and deep, navigable rivers with access to the sea. 
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 earliest settlements for sale in 
Milledgeville, Georgia. Many of the properties were 
bought by General John Scott and his Alabama 
Company. In 1817, he and a rival, Andrew Dexter, 

established the two towns of East Alabama and 
New Philadelphia on opposite ends of a bend in 
the river. In 1819 the two towns merged to form 
Montgomery. The evidence of this merger is 
most noticeable in Court Square, where the two 
competing street grids come together to form a 
triangle. 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 than flat barges preceding her. Steam power, 
first on the rivers and then on the railroads and 
in industry, unlocked a new growth engine for 
the region and enabled the river region quick, 
dependable access to the ports of Mobile. As the 

city received its charter in 1837 and elected its first 
mayor, growth moved slowly outward from the 
river in tight, walkable blocks. Montgomery's rich 
soils and river connection made the city an ideal 
location for the slave trade. Evidence of the period 
can be seen in street names like Commerce and 
Market and in several buildings within Downtown. 
A recent plan, Historical Narrative, Spatial Power, 
and Social Justice, described the city’s connection 
with the slave trade, “By 1842, specifically 
Commerce Street was given the nickname ‘The 
Warehouse District’ for the slave and cotton 
warehouses that permeated the area.”  

FROM SETTLEMENT TO CAPITAL TO "CAPITAL"

Andrew Dexter (of Dexter Avenue fame) founded 
New Philadelphia  and identified Goat Hill as 
a potential site for the state’s new capital. He 
even went as far as offering a prominent portion 
of property, Goat Hill, as a location for the new 
capital building. His lobbying paid off in 1846 when 
the state legislature collected 16 ballots in favor 
of the move from Tuscaloosa. Wetumpka would 
finish second. Shortly after the first legislative 
session, the capitol building burned and was 
replaced in 1851 with the current, Greek Revival 
building. It was around this same time that the 

Montgomery's early merger can be seen in its two competing 
street grids. These meet at the Court Square roundabout.  
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city passed 10,000 residents and connected to 
the West Point Railroad. This enabled rail access 
from Georgia and the eastern seaboard beyond. 
Just as these confluence factors began to enable 
rapid growth, the southern states seceded. 
Montgomery was chosen as the provisional capital 
of the Confederate States of America, and for a 
brief period of three months, served as the center 
of operations for the southern war effort. Union 
troops entered the city in 1865 and burned the 
arsenal, train depot, foundries, riverboats, railway 
cars, but left most of the city intact. A fate not 
shared by other southern cities.

STREETCAR SUBURBS & SMALL EXPANSIONS

The first electric streetcar system in the Western 
Hemisphere began service in Montgomery 1886, 
running two cars along its Court Street line. This 

system, like in so many other American 
cities, enabled a new form of 

outward growth away from the 
core. In tight, walkable blocks 
close to the line, development 
would occur farther afield as 
a new commuting class had 
reliable and quick access back 

into town. The city passed 17,000 
residents in 1887 as new amenities 

like brick sidewalks, street lights, 
and water works were implemented. The most 
visible example being the Court Square Fountain, 
purchased and installed in 1887 atop an artesian 
well. “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. 
The extension of the Louisville and Nashville 
Railroads in 1900 spurred population and industrial 
growth, leading to the construction of Union 

THE ORIGINS & EFFECTS OF SEGREGATION  

The end of the Civil War and the 
emancipation had a profound effect 
on southern cities. For a short 
period, before Jim Crow laws were 
enacted, emergent African American 
neighborhoods and businesses 
experienced a period of swift 
advancement. Despite the post-war 
constitutional amendments promising 
equal opportunity, progress was quickly 
slowed through a combination of legal 
– although unconstitutional – measures 
(i.e. Jim Crow laws, zoning, etc.) and 
illegal measures (intimidation tactics 
and violence related to voting, housing, 
etc.). The effects of these pernicious 
practices would soon be seen in land 
development decisions as “legal” 
segregation measures divided the city 
into white and black neighborhoods.  
The most brazen example of this sorting 
grew out of a 1930’s mapping exercise 
during the New Deal. According to 
the University of Richmond’s Digital 
Scholarship Lab, 

The Home Owners Loan Corporation 
(HOLC) helped restructure the American 
mortgage lending market by creating 
and standardizing several of its 
elements. HOLC incorporated appraisal 
of home value into its lending processes, 
a practice only in its infancy at the time. 
HOLC supported the training of home 

appraisers and employed hundreds 
of appraisers throughout the 1930s, 
working in concert with the nation’s 
realtors to inaugurate and advance real 
estate appraisal as a profession. HOLC’s 
department of Research and Statistics 
drew upon its network of realtors, 
developers, lenders, and appraisers to 
create a neighborhood-by-neighborhood 
assessment of more than 200 cities 
in the country. These assessments 
included demographic data, economic 
reports, and the color-coded Security 
Maps later deemed infamous as 
instruments of “redlining. Racial 
segregation in housing was not formally 
deemed illegal until the Fair Housing Act 
of 1968. Discrimination in real estate 
lending and buying, coining the term 
“redlining” to illustrate the geographic 
dimensions of housing discrimination.

In the figure right, the city of 
Montgomery’s HOLC lending map 
indicated large areas of perceived “risk” 
drawn red. This was based on factors 
that included the number of African 
American families in the area along the 
potential for any growth. While the Fair 
Housing Act abolished the use of such 
brazen racial classifications in housing 
decisions, the legacy of redlining has 
had a long-lasting effects that included 
disinvestment, blight and among others. 

Station in Downtown. Around this same time, the 
Bell Building topped out at 12 stories becoming 
one of the tallest building in Southern Alabama, 
Huntingdon College moved its campus south of 
town from Tuscaloosa, and the Wright Brothers 
established the world’s first civilian flight school 
on the land eventually becoming Maxwell Air Force 
Base. The dynamism of this period manifested in 
significant population growth, with the city passing 

75,000 residents in 1940. Around this same time, 
the popularity and affordability of the automobile 
began to seriously affect development trends in 
the city. World War II paused development growth 
momentarily, but returning GI’s and the personal 
automobile would fundamentally transform 
the way Montgomery grew for the next several 
decades.
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NEW ROADS, MORE PEOPLE & AN OUTWARD EXPLOSION

Montgomery experienced a 
“subdivision boom” between 1951 
and 1954 with sixty new subdivisions 
created in this period alone. 
Cloverland Mall and Normandale Mall 
were constructed in the same era as 
the areas first “shopping centers”. 
Zoning codes and auto-oriented 
development created a development 
system that consumed vast tracts of 
land and in single-use districts. The 
tight street grid radiating from rivers 
gave way to lose, leap-frog patterns 
at the city’s edge, and as the city was 
completing its first comprehensive 
plan in 1963, it passed 100,000 
residents and encompassed more 
than 35 square miles. A most extreme 
enabling factor of this outward 

growth began in 1955 with the start of 
construction on Interstates 85 and 65 
through the center of town. Despite 
protests from local neighborhood 
groups, the roads were routed 
through, as opposed to around the 
city with a confluence intersection 
southwest of Downtown.

The completion of the project in 
1970 marked a new era of outward 
expansion, especially eastward. Major 
retail and institutional investments 
were announced and constructed on 
the community’s periphery. Auburn 
University Montgomery (AUM) campus 
opened in 1967, Montgomery Mall 
opened in 1970, The Zoo relocated in 
1972, and construction is completed 

The above shows the previous development pattern, right, and current development pattern, left, after 
the construction of Interstate 85 through Montgomery. 

MODERN TRENDS IN GROWTH, DEVELOPMENT & REDEVELOPMENT

In the decades following the completion of the 
Interstate and major outward expansion, retail closer 
to the core began to show signs of disinvestment and 
decline. The most noticeable example of this trend 
was the closure of the once thriving Montgomery 
Mall in 2008. This trend was noted in the area’s 2015 
neighborhood plan stating “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.” 

Residential and neighborhood atrophy is another 
concern in major portions of the city. This is 
especially acute in older, non-historically designated 

neighborhoods. While homeownership has 
declined the city’s housing stock remains older than 
state averages. Fifty-six percent of all units were 
constructed before 1970, with 23 percent built before 
1950. The housing stock is slightly older than the 
state average with significantly fewer units built after 
2000, 13 percent for the city compared to 20 percent 
for the state. This varies significantly across the city. 

Another emergent trend is the large number of 
daily in-bound commuters to the city. In 2014 more 
than 40,000 daily workers commute from areas 
outside the city. This has increased significantly and 
is enabled, in no small part, by the access provided 
by I-65 and I-85. An increasingly large percentage of 
these commuters travel more than 50 miles one-

way coming from Birmingham, Auburn, and other 
parts of the state. In addition, the incorporation 
of the city of Pike Road and growth of cities to the 
north like Prattville, are offering new options for 
residents and businesses. Montgomery’s aggressive 
annexation policy staved off this type of metropolitan 
competition for decades, but the national trend 
toward fragmentation seems to have caught on in 
the region. While Montgomery’s population has 
begun to plateau, the city of Pike Road will pass 
6,000 residents in the upcoming 2020 US Census and 
growth in Prattville and Millbrook was near 50%, or 
16,000 new residents between 2000 and 2016. 

While growth and investments have slowed in other 
areas of the city, downtown Montgomery has seen a 

on Eastdale Mall in 1977. Retail and 
residential growth pushed outward 
into the 80’s culminating in the city’s 
largest ever annexation of land. During 
this decade alone the city added more 
than 80 square miles to its municipal 
boundary, an area slightly smaller than 

the city of Dothan, Alabama. After 
adding an additional 40 square miles 
in the decades since, the city now 
extends to more than 160+ square 
miles, the 50th largest city in the 
country by this measure. (The city is 
ranked 118th in overall population).
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dramatic resurgence. Perhaps beginning in earnest 
with the completion of Riverwalk Stadium in 2004, 
the city’s central neighborhood has experienced 
a renewed focus. Major investments such as the 
Renaissance Hotel and conference center, the Alley 
entertainment district, and the National Memorial 
for Peace and Justice are major highlights of the 
trend. The downtown is also seeing an increase 
in the number of full-time residents with major 
projects like Columbus Square. At the completion 
of the five- phase project, the development will 
add close to 300 new affordable and market 
rate apartments. In 2007 the city completed the 
Downtown Master Plan which helped to articulate 
the vision for downtown along with major and 
minor recommendations.

Source: U.S. Census, American Communities Survey 2017

MAP 5.2. ANNEXATION OF MONTGOMERY OVER TIME

Regional Trends 

Montgomery sits within a larger, dynamic 
megaregion centered in Atlanta, Georgia. 
Connected along the I-85 corridor this 
Montgomery-Atlanta-Greenville-Charlotte 
corridor has grown by millions of people and 
accounts for more than a trillion dollars in 
economic output. This development is predicted 
to continue deep into the 21st century. 

Closer to Montgomery, the River Region links 
communities along the Alabama River with 
population centered around the Montgomery 
Metropolitan Area in Autauga, Elmore, and Macon 
Counties. The cities north of Montgomery have 
experienced a general increase in population, with 
the largest overall gains in Prattville (+11,000 

residents, 47 percent increase), Millbrook (+5,000, 
48 percent), and Wetumpka (+2,400, 44 percent) 
from 2000. These communities are linked 
through the Montgomery Metropolitan Planning 
Organization which maintains a continuous, 
cooperative, and comprehensive transportation 
planning process that results in plans, programs, 
and projects that consider all transportation 
modes and support community, economic 
development, and social goals. The Montgomery 
Metropolitan Area, including portions of Autauga, 
Elmore, Lowndes, and Montgomery Counties, 
grew by eight percent from 2000, reaching an 
estimated population of 374,000 residents in 
2016.
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Source: U.S. Census, American Communities Survey 2017

MAP 5.3. CURRENT LAND USE Land Use and Development Character 

A land use is a classification tool that assigns a 
use type (residential, commercial, industrial, etc.) 
to each parcel within the city. This is different 
from its zoning classification which identifies the 
ideal use for the parcel but might not describe 
the current use. Residential parcels dominate the 
developed portions of the planning area. There 
are 68,869 parcels classified as a residential use 
encompassing 46.5 square miles or nearly 30,000 
acres. Commercial parcels concentrate along major 
corridors and in Downtown. There are just over 
3,900 parcels classified as commercial covering 
11.3 square miles. Industrial parcels are large, and 
primarily located along major waterways, freight 
lines or on the city’s far south and west sides. 

272 parcels totaling 
5.82 square miles are 
classified as industrial. 
Montgomery has several 
unique uses that relate 
to its role as a state 
capital and base for 
military operations. The 

footprint of Maxwell and the Gunter annex account 
for nearly 2,000 acres or two percent of the city’s 
land area. Churches and religious institutions are 
another large user with more than 1,100 total 
acres, or 1.84 square miles. Agriculture and farming 
dominate all land uses in the planning area. Just 
over 215 square miles, or 64 percent of the land 
area, are used for farming or related activities.

PUBLICLY-OWNED 
LAND

15%
Federal, state, local along with 
other quasi-public institutions 

control more than 16,000 acres

LEGEND
Agricultural

Residential

Civic

Commercial

Industrial

Open Space

Utilities

DEVELOPMENT CHARACTER 

Development character goes beyond standard parcel-
by-parcel land use classifications and describes the 
look, feel, and function of the district overall. As an 
example, a city’s downtown may be home to several 
varying land uses, but the integration and interaction 
of these uses help to create the unique character of 
the district. Montgomery is a large city and its built 
environment is accordingly diverse. 

From the dense and urban downtown to the rural 
periphery, the city includes a full transect of densities 
and uses. On the following page, an initial breakdown 
of the development character types in Montgomery 
today. These types will be greatly elaborated on 
through the plan as a means of understanding the 
current form of development throughout the city and 
articulating future character types that may not be 
present today. 
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Jurisdictions and Planning Area

The City of Montgomery and Town of Pike Road are the only two incorporated 
municipalities in Montgomery County. In Alabama, the threshold between a 
town and city is set at 6,000 residents, and Pike Road is expected to cross this 
threshold in the 2020 decennial census. 

Development Character Analysis

This character analysis has identified 10 different character types, 
the classification is based on the spatial attributes, street pattern, 
zoning and land use. Spatial attributes include the height, sizes of 
buildings and lot, also the relationship between the buildings and 
street. The street pattern greatly influences the connectivity, and 
major mode of transportation.

urban suburban transition rural 

URBAN MIX NEIGHBORHOOOD

SUBURBAN COMMERCIAL

SUBURBAN RESIDENTIAL

COMMERCE

SPECIAL

EDGE

NATURAL

RURAL

POLICE JURISDICTION & THE PLANNING AREA

Policing Jurisdiction used to define 
the planning study area. The state of 
Alabama enables municipalities of 6,000 
or more residents to define a policing 
jurisdiction extending five 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. 
This unique feature of Alabama law is 
a kind of a gray area between city and 

county, where the city can provide police 
and fire service while collecting some 
revenue in return. Unless otherwise 
noted, the planning boundary for the 
Comprehensive Plan has been set to 
policing jurisdiction or three miles from 
the existing corporate boundary. The 
planning area includes 335 square miles, 
compared to the city’s 168 square miles. 
This boundary does not extend north, 
east or west into neighboring counties, 
nor does include the independent 
jurisdiction of Pike Road.

MAP 5.4. THE PLANNING AREA 

URBAN MIX NEIGHBORHOOOD COMMERCE RURAL

Source: City of Montgomery
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Development Regulations and Land Planning

The City of Montgomery - like most cities - exerts control over land development through a combination of 
legal regulations and elected or nominated commissions. To better visualize this process and the various 
ordinances and actors involved, this section includes a detailed description of each of the tools and 
commissions illustrating how they are used / utilized.  

ZONING 

The City of Montgomery’s latest zoning code was 
completed in September 17, 1963, with the latest 
amendments adopted in 1985. The ordinance then 
defines 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. The districts can be broadly divided into 
residential, commercial, office, industrial categories 
with variations intensity and density defined for each 
as a separate district. Additional districts include 
the Central Business District or the downtown area, 
agricultural and recreational areas, utilities and 
flood hazard zones. Within each of these districts or 
zones appropriate uses and development standards 
are applied. These regulate for the use of land, 
the configuration of development on the parcel 
(frontage, access, height) as well as other allowances 
or regulations. For some non-residential uses, new 
development must be preceded with a plan showing 
details of the proposed project. In all cases, the 
provisions of the zoning ordinance are enforced by a 
zoning official who controls for standards through the 
issuance of a certificate of occupancy.

SMARTCODE

The SmartCode is a model transect-based planning 
and zoning document based on an analysis of the 
built and natural environment. It addresses all scales 
of planning, from the region to the community to the 
block and building. The City of Montgomery joined 
a very small list of communities nationally, when 
it adopted SmartCode as an alternative to existing 
Zoning ordinance. The SmartCode is an option for 

development in the City and exists parallel to the 
existing Zoning Ordinance. Once a Developer or 
landowner makes an application for the development 
of their property pursuant to the SmartCode, they 
shall rezone the property to SmartCode and be bound 
to the provisions of the SmartCode and prohibited 
from using the Zoning Ordinance unless stated 
otherwise in the SmartCode.

HISTORIC DISTRICTS

The City of Montgomery has a rich history reflected 
in its myriad of historic buildings and neighborhoods. 
To protect and preserve these assets, the city has 
developed a number of preservation mechanisms. 
These are common practices for cities like 
Montgomery with similar assets. The following tools 
and quasi-judicial bodies have been developed to 
serve this purpose.

ADDITIONAL PARTIES & COMMISSIONS

Planning Commission. The City Planning 
Commission shall consist of nine members appointed 
as provided in Section 2-302 of Muni-Code.

The Board of Adjustment. Appointed body that 
controls approval of requests requiring a “Permitted 
on Appeal” special exceptions or formal variance; and 
to determine the location of boundaries between 
districts where there are conflicts or lack of clarity. 

Consolidated Review Committee. To enforce the 
SmartCode a Consolidate Review Committee (CRC) 
has been established to review proposals which 
qualify or self-select into the code.

The Historic Preservation Committee. The purpose 
of the Committee is to promote the educational, 
cultural, economic and general welfare of the City of 
Montgomery through the preservation and protection 
of buildings, sites, structures, areas and districts of 
historic significance and interest

Architectural Review Board. The purpose of the 
Architectural Review Board is to review all requests 
for exterior changes to historic structures and surface 
improvements to historic properties to ensure the 
planned improvements are consistent with the 
architectural and historical character of the individual 
structure and the neighborhood in which it is located.

Planning Staff. The City of Montgomery Planning 
Department consists of two divisions and oversight of 
the public transit system management—Long Range 
Planning, Transportation Planning, and the M Public 
Transit System.

Code Enforcement. The City of Montgomery 
Inspections Department is responsible for enforcing 
the following codes: Building; Electrical; Plumbing, 
Gas, & Mechanical; and Property Maintenance. 

Land Use Division. The Land Use Division is 
responsible for the daily operations of the Zoning 
Ordinance, Subdivision Regulations and Historic 
Ordinance. 
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Constraints and Conservation 

Not all undeveloped land in the Planning Area 
can or should be developed. Water is a defining 
geographic feature of the Planning Area. Large 
areas, especially in the southern portions of the 
planning area, are constrained by the potential 
for flooding. This breaks into several categories. 
Floodway areas are subject to inundation from 
even minor rain events. Running at low ground 
along creeks and rivers, this swath cannot receive 
development. Just over 14 percent of the planning 
area, or 48 square miles are in the floodway. The 
100-year floodplain is the land area subject to 
inundation during a one percent storm event. 
While on slightly higher ground, this area is still 
highly susceptible to flooding. One third of the land 
area in the planning area is either in the floodway 
or the 100-year floodplain. This zone accounts for 
64 square miles. Finally, the 500-year floodplain is 
susceptible to flooding only during an abnormally 
intense, or prolonged rain event. Thirty-one square 
miles are included in the 500-year floodplain. In 
total, 43 percent of the land area in the Planning 
Area is in a flood prone area.

The Planning Area also includes large areas of 
contiguous forests and woodlands. Of the 335 
square miles of the planning area, more than 37 
percent or 127 square miles are classified as forest 
or natural areas. Of these areas the largest portion 
are classified as woody wetlands, or forests within 
floodplain along riparian corridors. The pervasive 
stream network and related floodplains contribute 
to the overall contiguity of the area’s tree cover as 
many of these areas are undevelopable.

Source: U.S. Census, American Communities Survey 2017

MAP 5.5. DEVELOPMENT LAND ANALYSIS

Developable Land Analysis

The conclusions of the developable land analysis 
refer to the areas within the Planning Area where 
there is potential to accept future development. This 
is based on a set of evaluation criteria. Developable 
areas were identified by subtracting limiting criteria 
(flood prone areas, public / quasi-public land, 

contiguous forest) from 
a base undeveloped land 
layer established in the 
2010 land use analysis. 
Parcels less than five acres 
were not considered. This 
overlay layer was applied to 
the parcel layer for the full 

Planning Area. The resulting 
layer and map identified 
48,000 acres or 75 square 
miles of potentially 
developable land. These 
cluster in two major areas 
on the Southeast side of 
the Planning Area between 
US 231 and I-85 and the 
West / Southwest sides near the Hyundai plant and 
surrounding the Montgomery Regional Airport.

DEVELOPABLE LAND

75 sq mi
75 square miles are potentially 
developable in the Southeast 

and West / Southwest sides of 
the Planning Area.

Undevelopable Land

Developable Land

LEGEND

PERCENTAGE OF 
DEVELOPABLE LAND

22%
75 sqmi equates to roughly 22% 
of the entire Planning Area with 

development potential.
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Retail & Commercial Vacancy

Commercial parcels are concentrated along major 
corridors and in Downtown. There are just over 
3,900 parcels classified as commercial covering 
11.3 square miles. Commercial vacancy, especially 
related to “big box” retail is an emerging issue. 
Major vacancies are an increasing concern, 
especially as retail shifts from large format, 
in-person shopping to smaller format or online 
options. The most visible victim of this shift is 
the Montgomery Mall which closed in 2008 just 
30 years after its grand opening. Additional large 
floor plate buildings have not found tenants or 
are experiencing diminishing rents. This trend is 
especially acute on the city’s southside. A series 
a retail closures have left significant vacancies in 
many parts of the city. These are made especially 
visible when the vacancy applies to a large format 
or "big box" location. Nationally, this is a trend 
within retail as more and more daily shopping 
occurs online. Generally, America is over-retailed 

with five to ten times more 
retail square footage when 
compared to Canada or 
the European Union. This 
over building, coupled with 
the decline in demand 
has become an emergent 
concern in all major metros 
including Montgomery. 
Reuse of large format 

commercial buildings is it challenge, but several 
of the vacancies referred to above have been 
reoccupied.

COMMERCIAL 
PROPERTIES

3,900 
parcels

Roughly 3,900 parcels in 
Montgomery are classified as 
commercial in Downtown and 

along major corridors. 

Vacancies along major retail corridors including Southern and 
Eastern Boulevard. 

The Hyundai manufacturing facility in Montgomery produces 
three models of automobiles and employs thousands or 
workers.  

Industrial and Military Operations

The city and the region have been quite successful 
in recruiting industrial investments over the past 
20 years. This has manifested in many large and 
medium format buildings sited throughout the 
planning area. The largest and most prominent 
of which, the Hyundai manufacturing facility, 
employees some 5,000 people and produces 
thousands of cars each year. The city has also 
been proactive in preparing new land for industrial 
investment through initiatives like the Montgomery 
Industrial Park located off Interstate 85 in the far 
eastern portion of the planning area. 

Modern manufacturing is heavily dependent on 
just in time logistics and transportation, which 
makes shipping and access increasingly critical 
factors for factory siting. Montgomery has two 
distinct advantages in this area:  its connection into 
regional rail networks, and its access to Interstate 
65 and 85. The Interstate 85 corridor, running from 
Montgomery to Charlotte North Carolina, includes 
some 20 million people and more economic output 
than South Korea. Access to this market and of 
the Gulf of Mexico by way of Mobile, have been 
critical factors in the Region's recent past industrial 
success.

Maxwell AFB‐Gunter Annex is located in 
Montgomery County in south‐central Alabama. 
Maxwell AFB and Gunter Annex are two 
geographically separate facilities. Maxwell AFB 
is located in the northwest portion of the City 
of Montgomery and is bordered to the north‐
northeast by the Alabama River. Gunter Annex is 
approximately five miles east‐northeast of Maxwell 
AFB in the city.
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MAXWELL AFB

Maxwell AFB maintains 2,239 acres of land and 
is located in a relatively urbanized portion of 
northwest Montgomery. Air University is the 
primary mission of Maxwell AFB–Gunter Annex. 
Air University supports education for planners and 
leaders in air and space power for the Air Force, 
other branches of the U.S. armed forces, federal 
government civilians and many international 
organizations.

The 42d Air Base Wing is the host unit for Maxwell 
AFB. Their primary mission is to provide support 
to Air University and ensure that airmen are ready 
to deploy in support of U.S. military operations 
worldwide. In addition to the host unit, Maxwell 
AFB has five other major tenant units that 
accomplish different and varied missions. 

Mission activities conducted on and around 
Maxwell AFB and Gunter Annex can generate 
potential impacts on surrounding communities’ 
areas if incompatible land uses develop. Examples 
of potential mission impacts on surrounding 
communities include noise and vibration from 
overhead flights and the risk of an aircraft accident. 
Conversely, the military mission is susceptible to 
hazards and other incompatibilities created by 
certain types of civilian development or activities, 
such as obstructions to airspace and frequency 
interference or location of noise sensitive uses in 
high noise zones.

GUNTER ANNEX

Gunter Annex is a 378‐acre sub‐installation of 
Maxwell AFB located approximately five miles 
east‐northeast of Maxwell AFB. The Annex is 
home to the Business and Enterprise Systems 
(BES) Directorate supporting combat information 
systems.

Source: ESRI, Google Earth

MAP 5.6. JLUS MAPMILITARY OPERATIONS IN MONTGOMERY 

Downtown

What is today thought of as downtown, was for 
years the extent of the city of Montgomery. It was 
only with the invention of the electric Streetcar that 
the city was able to begin to expand to the south 
and to the east. Once this expansion began, these 
streetcar suburbs offered a new type of environment 
in between town and country. The advent of the 
automobile, and later the building of the interstate 
significantly intensified this outward growth. As the 
city grew to and beyond its future bypass, Downtown 
Montgomery began to lose investment. Although 
still home to most of the city’s daily workers, the 
interstate enabled those workers to commute in, 
and most importantly, commute out each evening. 

This led to a general decline in the neighborhoods 
immediately surrounding downtown and in the 
supportive services in downtown itself. 

But more recently, this disinvestment trend has 
reversed. There has been a considerable increase 
in the number and variety of downtown housing 
options along with a general uptick in commercial 
investment. Montgomery’s Downtown also benefits 
from the city’s status as State Capital with a semi-
guaranteed jobs base. Commercial development in 
downtown Montgomery gained momentum over 
the past 15-20 years with major projects such as the 
Renaissance Hotel, Riverwalk Stadium, the Alley, 
and others. There has also been a considerable effort 

Military Installation

Parks & Open Space

LEGEND
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to expand greenspaces, especially along the city's riverfront. These investments 
and new amenities have increased demand for housing in the center of the city 
with more than 1,000 units available in 2018 and more than 375 planned. The 
Columbus Square, an affordable housing project, located in the far northeast of 
downtown will add just under 300 units at full build out, becoming the largest 
single project currently underway. According to the Montgomery Housing 
Authority, the first phase of the new community will consist of 80 market-rate 
and affordable apartments/town homes, serving families of all income levels. The 
two phases completed so far have totaled just over $23.9 million.
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Large multi-permit, multi-year projects

Downtown Boundary (Based on the 2008 Plan)

Columbus Square

Kress 
Building

Rennaissance Hotel

79 Commerce 
Building

Staybridge 
Suites

National Memorial for 
Peace and Justice

Municipal Justice Center

Source: U.S. Census, American Communities Survey 2017

MAP 5.7. DOWNTOWN PROJECTS

Major Challenges & Opportunities

The research and analysis, coupled with the 
intution from the community reveal a series of key 
challenges and opportunities to be addressed by 
the Great Places Action Agenda. These include: 

 � Establish strong and consistent policies on land 
development and redevelopment 

 �  Understand the fiscal implications of growth versus 
consolidation 

 � Address commercial vacancy and land redevelopment
 � Utilize existing planning and regulatory tools to 
achieve community goals

 � Address equity issues related to past land 
development or investment decisions

 � Develop a new palette of development types that 
enhance quality of place, secure fiscal productivity 
and promote new or continued inclusive investment

 � Develop trails and greenways to connect 
Montgomery’s parks, neighborhoods, and 
destinations; including the development of rails to 
trails opportunities

 � Expand park land in the flood prone and contiguous 
forest that surround Montgomery

 � Develop parks on vacant or tax delinquent parcels in 
unserviced neighborhoods

 � Expand recreational services to include more youth 
sports, adult, and senior physical activities

Want to find out more from the 

research and analysis? A corresponding 

memo for each of the topics is included 

in the document appendix. These reports 

include the full set of findings and 

conditions along with other visuals like 

maps, graphs and tables. 
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OPPORTUNITY FOCUS AREAS 
The Conceptual Development Strategy identified several opportunity focus areas. The opportunities presented 
by each of these districts varies significantly. The location and potential for each area is indicated below along 
with several specific actions and tactics to realize the opportunity. In subsequent updates to this plan, the city 
will add new focus areas based on implementation of recommendations. 

 THE POSSIBILITY NEIGHBORHOODS 

Neighborhood revitalization and reinvestment 
are critical areas of focus for the Comprehensive 
Plan and will ensure a more vibrant, equitable 
and prosperous future across Montgomery. 
Rejuvenation, however, will take time and focus. A 
successful strategy will be tailored to Montgomery 
and include projects, policies and programs 
that deal in the city’s unique context. This plan 
recommends a pilot program to establish these 
“right” practices through a focus reinvestment 
campaign. Over a period of five years, the city and 
other collaborating entities, will fund, implement 
and evaluate a series of initiatives concentrated 
in a single neighborhood in the city. The location 
for the pilot program will be determined through 
a competitive community-wide process. Over the 
“testing” phase, actions and strategies will be 
launched and evaluated based on their 
overall efficacy. Following the 
pilot stage, the Montgomery 
Possibilities Neighborhood 
Playbook will be adopted for 
general application across 
other needy neighborhoods 
throughout the city. 

 CYPRESS CREEK NATURE PRESERVE 

Hidden just east of downtown Montgomery, the 
Cypress Creek wetland has preserved an area 
just over 250 acres. Rolling topography and the 
inundated soil made it almost impossible to 
develop the area, despite its proximity to the highly 
urbanized Downtown. The resulting environment 
is an extremely unique natural amenity right in the 
heart of Montgomery. The Cypress Nature Park 
responds to this opportunity by improving access 
to site, developing complementary facilities and 
providing an educational resource for visitors. The 
park proposal recognizes the significant diversity 
in wildlife at the site which includes more than 118 
species of birds, 60 species of trees, 42 flowering 
plants, 30 butterflies and moths species, 19 species 
of Dragon and Damselflies and so on. The park 
asset, when fully realized, will be a one-of-a-kind 
amenity for the city of Montgomery and central 
educational and tourism asset.

HYUNDAI & DANELLY REGIONAL AIRPORT ECONOMIC 
OPPORTUNITY AREAS

The developable land analysis, completed 
through the land use and development strategic 
analysis, revealed significant opportunities for 
expansion around the Hyundai and Airport sites. 
Each site is well served by utilities and multi-
modal transportation infrastructure and has 
experienced significant, recent investment. The 
parcel configuration and access to each zone define 
a large buildable area that could be exploited for 
large-scale industrial or manufacturing activity. 

The Cypress Creek wetland area is northeast of Downtown 
Montgomery and is a unique natural environment. 
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CATOMA CREEK TRAIL NETWORK 

The various floodways, streams and abandoned 
rail corridors that bisect Montgomery provide an 
opportunity to connect the community through 
multi-use trails. A prime example of this is found 
along the Catoma Creek corridor, running along 
the south-central portion of the planning area 
west toward the Alabama River. The conceptual 
development strategy highlights this and several 
other opportunities to develop community trail 
connections.

I-85 OPPORTUNITY AREA

With immediate access to I-85 corridor (with 
its 20 million residents and one trillion dollars 
in economic output) and freight rail, the I-85 
Opportunity Area has potential for continued 
investment in jobs and capital. Existing operations 
in the area range from heavy manufacturing and 
production to flex industrial and warehousing 
or renewable energy generation. The area would 
benefit greatly from a consolidated strategic plan 
referenced later in this plan.

COMMERCIAL RETAIL REDEVELOPMENT ZONES

Vacancies along major commercial corridors 
have increased significantly in Montgomery. 
The community has experimented with re-use 
strategies, but these have been led primarily by 
the public sector and are limited to the former 
Montgomery Mall (closed in 2004). Current 
commercial vacancies are measured in the millions 
of square feet and are ahead of nationwide trends 
in retail closures. Without intervention, this 
process will continue to blight the city and its 
commercial corridors for decades to come. The 
plan suggests a number of actions to address this 
challenge and take advantage of the opportunity 
presented by the vacant parcels.  Source: U.S. Census, American Communities Survey 2017

MAP 5.10. OPPORTUNITY FOCUS AREAS
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G HRIVERFRONT 

The Alabama River has always played a 
central role in the history and development of 
Montgomery, but until very recently, the city 
did not view the waterway as an amenity. Cities 
across the Southeast have revisioned their 
waterfronts as a central community gathering 
space and tourist attraction. Montgomery began 
this work with investments like the Riverfront 
Park and other infrastructure improvements. The 
city should continue to build on this momentum 
with new investments like trails, kayak put-ins 
and other various attractions and amenities. The 
River also has a link to the broader civil rights 
story and should be connected to the trail of 
community highlights. 

DOWNTOWN 

The positive change and momentum in downtown 
is significant. Public and private investments have 
spurred broader interest in the district and helped 
to realize the city’s initial downtown master plan 
(completed in 2007). The community has the 
opportunity to leverage this moment and catalyze 
the next round of investment. This plan describes 
the Downtown 2.0 Plan as an extension of the work 
to date by focusing on the various real estate, small 
business and amenity investments that will the 
city’s downtown take its next step. 




