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1.1  Introduction

One of the most critical components of a successful 
and  sustainable plan is an open and inclusive public 
participation process that provides for a broad 
and active community engagement. Community 
engagement is the process of involving the public in 
the early stages from issues and assets identifi cation, 
goals setting, through visioning and the fi nal plan 
formulation. Through the input of community 
residents, business owners and government offi cials, 
it is ensured that ideas and aspirations of all 
segments of the community are incorporated into a 
shared vision for the future. 

A major component of any public engagement 
process is the two-fold educational process. It is 
the responsibility of the consultant team to inform 
and educate the community on planning issues, 
opportunities and limitations from a professional 
point of view.  The community also has the 
opportunity and duty to inform the professional 
planners about issues and opportunities from their 
perspective and share the intimate knowledge 
they have of their neighborhoods to ensure that key 
elements are encapsulated into the fi nal plans. 

The EDSA Team, along with the City of Mobile, 
established an inclusive public engagement process.  
Through this process every voice in the Downtown 
and Midtown Neighborhoods of the Mobile 
community was given the opportunity to be heard.  
Community meetings were held in three different 
areas of the community to ensure that everyone had 
a chance to participate and discuss in more detail 
the area in which they lived and were most familiar 
with. Input from all the meetings was incorporated in 
a fi nal overall plan. 

1.1.1  Communication Tools

The City of Mobile with the support of the EDSA 
Team used various communication tools to 
effectively inform, educate, and encourage public 
participation.

The project website http://newmobileplan.com is 
available 24 hours a day.  It contains community 
meeting  information, events, presentation materials 
that were shared with the community, as well as 
summaries of the public comments from each 
meeting.

The mailing list is an important notifi cation tool for 
public meetings and project activities.  It includes 
City and County elected offi cials, nonprofi t and 
community organizations, broadcast and print 

media, and citizens.  The groups, organizations, 
offi cials and residents were encouraged to notify 
other members and friends about New Plan for 
Mobile activities.   The Plan project team made 
every effort to provide suffi cient notice of meetings 
and events through the project website and 
notifi cations sent via the mailing list.

The mass media played a crucial role in public 
awareness of the issues involved in the planning 
process. The City’s project team worked to develop 
a strong relationship with the print and broadcast 
media.  The project team developed a wide range 
of media contacts in television, radio, and local 
newspapers.  These contacts reached thousands 
of readers, listeners, and viewers with the latest 
news and issues in the New Plan for Mobile planning 
process.  

Involving the public is vital to fulfi lling the project’s 
mission. This component includes researching 
community needs, taking the message to the 
public, and getting citizens to attend community 
meetings.  The project team worked closely with 
individuals and local groups at community meetings, 
interviews, workshops, community walks and through 
presentations.

1.2  Kick-Off Interviews

At the very beginning of the planning process, 
the project team recommended the solicitation 
of additional information from community 
leaders, elected offi cials and key stakeholders.  
To accomplish this, the EDSA Team conducted a 
series of kick-off interviews.  These interviews were 
designed to ensure signifi cant community input 
and to help determine the best system for reaching 
stakeholders and conducting the public process.  
These initial interviews covered and gathered 
information on the main respective discipline areas: 
urban planning and design, economics, real estate 
and implementation, neighborhood planning, 
transportation and infrastructure, and historic and 
cultural conservation.  The key points, outcomes and 
learning points of the interviews are listed below:

What areas of the Downtown Mobile economic 
marketplace are strong or need improvement?

  Downtown households are underserved with retail 
and services

  Arts & Entertainment District needs a focal point, 
Identity, and proper business mix

  Private development interest in the Downtown is 
Increasing, but some developers are waiting for the 

City’s Downtown revitalization vision
  Recent condo & apartment development has 

lagged behind consumer demand
  Civic Center and Convention Center facilities are 

operating well below capacity
  Underutilized lands in the North Waterfront offer 

future redevelopment opportunities
  The Retirement Systems of Alabama (RSA) offi ce 

development has pulled the best tenants out of 
local offi ce space resulting in increased vacancy

  Considerable number of underutilized buildings 
west of Broad Street

  Many adaptive reuse opportunities
  Central corridor for Arts & Entertainment District
  Lower Dauphin St. needs an improved business mix
  Current entertainment uses are catering to a 

narrow market segment

What areas or conditions of the Midtown North and 
Midtown South commercial marketplace are strong or 
need improvement?

  The commercial corridors in these neighborhoods 
are primarily locations for neighborhood-serving 
retail

  Narrow frontage lots constrain commercial 
development on older strip commercial sites

  Convenient access to I-165 could make the North 
Downtown Neighborhoods viable for ThyssenKrupp  
Steel employees

  Convenient access to I-10 could make the Midtown 
South Neighborhoods viable for Port or Brookley 
Field employees

  The neighborhood are generally underserved by 
local retail

  The HOPE VI project will increase the number of 
housing units and household spending potential

  Area residents spend a disproportionate share of 
household income on goods and services

  Spring Hill Avenue is a solid address street and 
presents a good image of Downtown

  Cluster of Medical Center and University Medical 
School make the Spring Hill Avenue area a regional 
draw

  Shopping and services are very low despite a large 
medical employment base in Spring Hill Ave. area

  Several areas along the primary neighborhood 
commercial corridors are underutilized or vacant 
and could be redeveloped

What would make the Downtown Mobile and Midtown 
Neighborhoods environment more friendly for motorists, 
pedestrians, cyclists? What infrastructure issues need to 
be addressed in the Mobile plan?

  Additional North/South roadway corridors need to 
be identifi ed

  Pavement conditions need improvement and 
a pavement management system needs to be 
instituted

  The WAVE - Fixed Loop Services need to be 
expanded in some areas

  Improvements to bus stop amenities – benches  
shade from sun, trash receptacles, Improved 
signage

  Sidewalk repair and pedestrian crossing safety 
– signage, striping, ADA compliance

  Establish bike lanes and routes
  Remove overlaid pavements that reduce the 

capacity of curb inlets
  Need for an updated drainage study and 

implementation plan
  Pedestrian level lighting
  Establish a rails-to-trails program along the riverfront
  Greater pedestrian connectivity to Fort Condé, the 

Mobile River and the Downtown Core
  Identify corridors or specifi c areas in neighborhoods 

to focus pedestrian and biking improvements
  Adequately stripe and sign all parking in the 

Downtown area
  Improve the safety of the  Interstate 10 Water Street 

ramps 
  Reestablish the WAVE – Bienville Square Transfer Hub
  Need for a parking authority to manage and 

implement new Downtown parking resources
  Establish proper wayfi nding signage for parking and 

parking education system
  Provide pedestrian sun protection along walkways 

– shade trees, canopies, awnings, etc.
  Increase parking along Downtown streets by using 

angled parking and reducing loading zones
  Repair and/or replace sidewalks suffering from 

deferred maintenance
  Install handicap ramps at all intersections with 

connecting walkways
  Neighborhood public transit connector from 

Midtown to Downtown (open trolley)
  Determine a location for additional parking garage 

Downtown
  Consideration of roundabouts at key intersections 

with awkward alignments
  Need to identify corridors or specifi c areas in 

neighborhoods to focus pedestrian and biking 
improvements

  Beauregard/Broad Streets – improve connectivity 
and address barrier issues with the northern 
neighborhoods
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New Plan for Mobile project website: 
http://www.newmobileplan.com/

The Mayor’s Chief of Staff introduces the planning effort to 
the community at the fi rst public meeting 

The Mayor welcomes the community and introduces the 
planning effort at the fi rst public meeting 

  Pedestrian and bike facilities for the park along 
Three-Mile Creek

  Increase Downtown exits
  Improve the Broad Street corridor from I-10 and 

I-10 Service Roads and sign as Downtown Exit
  Possibly sign Downtown as next four exits from 

Duval St and use signage system 
  Improve geometric layout of Michigan Avenue 

north of the railway
  Improve pedestrian crossings on Michigan Avenue 

and Ann Street at the railway

What would make Downtown Mobile more 
memorable, attractive and competitive?

  A great riverfront with vibrant waterside activity
  An expanded retail district
  Establish a wider range of Downtown residential 

offerings
  Strengthen the surrounding neighborhoods
  Explore additional Historic and/or Conservation 

districts
  Continue to expand the City skyline 
  Expand the mix of local destinations and attractions 

in the Downtown
  Increase accessibility to the transit system
  Strengthen Mobile’s position as the focal point for 

living, business and tourism in the region
  Expand the mixes of uses Downtown:  commercial, 

service, residential and institutional
  Make more areas of Downtown Mobile lively and 

more vibrant -  18 hours a day minimum
  Make the Downtown more pedestrian-friendly
  Expand Downtown enhancements to create more 

attractive streets
  Make it easy to get around on foot and/or by car
  Opportunities for future Transit-Oriented 

development

What would make the Midtown North neighborhoods a 
better place to live, work, shop and recreate?

Areas of greatest need for enhancement:
  Three-Mile Creek area needs redevelopment; parks 

& recreation
  The Mobile gas station site on Broad Street
  The City Hickory Street landfi ll site 
  The Boys & Girls Club space was closed without a 

replacement facility

Highest priorities for improving the quality of life in the 
neighborhoods:

  Need a place to draw our children to and be proud 
of.

  Need shopping and attractions
  Need an African American Cultural Center
  More businesses to serve the neighborhoods needs

  More recreational areas and a community center 
for children; Three-Mile Creek

  Better streets, sidewalks and streetlights
  Increased student enrollment in local school
  Noise, loitering, drug traffi cking controls
  Zoning which is consistent with vision
  HOPE VI catalyst for increased retail & 

entertainment demand
  Positive marketing of the community
  More local support for small businesses

Some initial thoughts offered by interviewees:
  Cleaner and safer neighborhoods
  Clean-up dilapidated housing in the entire area
  Safer walking conditions
  Encourage rehabilitation of houses & need for on-

going maintenance
  More visitors to Mobile to celebrate southern 

heritage, not just Mardi Gras
  Resident retention in Mobile
  Play areas for children
  No tolerance for unlivable areas

What would make the Midtown South neighborhoods a 
better place to live, work, shop and recreate?

Areas of greatest need for enhancement:
  Area in front of Williamson High School
  West side of Ladd-Peebles Stadium
  1920s homes on Texas Street
  Storefront businesses on Houston Street
  Halls Mill Road residential loft community
  South Ann Street and Michigan Avenue
  Southeast area between Washington Avenue and 

Virginia Street and the Interstate

Highest priorities for improving the quality of life in the 
neighborhoods:

  Enhanced drainage to reduce fl ooding 
  Demolish dilapidated/abandoned housing
  Street repairs and sidewalks
  Beautifi cation of vacant lots
  Clean-up drugs, prostitution and crime
  Better street lighting
  Recreational facility for youths
  Additional public transportation
  Small businesses
  Parks and playgrounds
  More strict ordinances; noise, transients
  Affordable housing with less apartments
  Jobs and job training
  Grocery and shopping centers

Some initial thoughts offered by interviewees:
  Property in front of Williamson High School
  New Jersey Street and Washington Avenue 

opportunity for a park

  Cleaner and safer neighborhoods
  Remove or repair dilapidated housing stock
  More good jobs for neighborhood residents
  Safer and competitive schools
  More youth programs and recreation facilities
  Better homes and storefront shops
  Landscape and face lift area around Ladd-Peebles 

Stadium and Virginia Street corridor
  Halls Mill Road loft/mixed-use community
  Block grant or low interest money to homeowners
  More walking trails

What specifi c areas should be addressed to make the 
Midtown North neighborhoods stronger?

  The Dr. Martin Luther King, Jr. Avenue commercial 
retail district

  The Campground Historic District
  Ann Street corridor between Spring Hill and Dr. 

Martin Luther King, Jr. Avenue
  Rylands and Basil Streets

  The residential areas that are at a critical tipping point
  Areas of the neighborhood with signifi cant  

deterioration and blight
  Floodplain and environmentally challenged areas 

within the Bottoms neighborhood
  Aging population within neighborhood
  Historic buildings and sites
  Areas with a high percentage of vacant lots
  Undeveloped land along Three-Mile Creek

What specifi c areas should be addressed to make the 
Midtown South neighborhoods stronger?

  Oakdale and Down the Bay neighborhoods
  Texas Street Park, Baltimore Park, Hartwell Field, 

Arlington School areas
  Lillie B. Williamson H.S. and Ladd-Peebles area
  Oaklawn Homes and Taylor Park area
  North Maysville area in which the Leinkauf Historic 

District is expanding

The lists represent just a sampling of the many issues, 
opportunities, ideas or solutions participants raised in 
the interviewing process. These points were conveyed 
in public meetings and many went on to be reaffi rmed 
by comments received from public stakeholders 
throughout the planning process. They were addressed 
in the fi nal initiatives presented in Sections 9 and 10 of this 
document.
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1.3  Community Meetings Approach

The New Plan for Mobile consultant  team hosted 
public meetings to solicit comments on specifi c 
issues and concerns.  This public engagement 
process consisted of seven key meetings that were 
open to the public. Three of the meetings took 
place in different  Mobile neighborhoods during 
the second week of March 2008. Three follow -up 
meetings took place the third week of July 2008, and 
a fi nal meeting took place the last week of October 
2008.  These meetings were designed to provide 
opportunities to obtain input while sharing critical 
fi ndings and recommendations with local residents 
and decision-makers.

Presentations:
Using a PowerPoint presentation, the EDSA Team 
presented a variety of graphics from photo 
documentaries, maps and diagrams to review 
initial assessments, fi ndings, and preliminary 
recommendations for the Plan. Each meeting began 
with a review of the previous meeting, meeting 
accomplishments, and resident feedback. This was 
done so that residents could see how their issues 
and concerns were taken into consideration. It 
was important to provide them with feedback to 
ensure that their concerns were being heard and 
addressed.

Break Out Sessions:
During the meeting, residents were divided into 
small manageable groups to conduct a more 
detailed discussion of key planning considerations.  
Each group consisted of a facilitator that guided 
the group through a series of discussion questions 
designed to solicit input and provide suggestions. 

Each group designated a spokesperson to report 
their fi ndings to the total meeting participants.    

Summary Documents:
A written summary report of each public meeting 
was prepared and made available for public review.  
This report included a summary of the background 
material reviewed and distributed during the 
meeting    as well as a summary of resident 
feedback.

1.3.1  1st Public Meeting Process and   
 Outcome

In the evening of Monday, March 10th, over 400   
residents, business people and government offi cials 
gathered for over two hours at the Alabama School 
of Math and Science to discuss and provide their 

input regarding the future of the Downtown Core 
and the Midtown West Neighborhoods that comprise 
Zone 1 as defi ned for the purpose of this planning 
effort. 

The next evening, Tuesday, March 11th, over 150 
residents, business people and government offi cials 
gathered for over two hours at the Florence Howard 
Elementary School to discuss and provide their 
input regarding the future of the Midtown North 
Neighborhoods that comprise Zone 2 as defi ned for 
the purpose of this planning effort. 

In the evening on Thursday, March the 13th, over 
200 residents, business people and government 
offi cials gathered for over two hours at Craighead 
Elementary School to discuss and provide their 
input regarding the future of the Midtown South 
Neighborhoods that comprise Zone 3 as defi ned for 
the purpose of this planning effort. 

Each night the EDSA Team provided a short 
introductory presentation that outlined the process, 
purpose and timeline of the “New Plan for Mobile” 
effort. After introducing the consultant team, the 
project’s objective and the planning process steps 
to the public, the attendees  were divided into six 
groups to discuss in more detail  the main elements  
that the Plan should address.  After  individual   
group discussions, all the participants gathered 
together   and a representative from each group 
reported their respective group’s fi ndings to the rest 
of the attendees.  

Initially all attendees were given two post-it notes 
and  asked to record: 

1. What they consider to be the greatest assets of  
    their community; 
2. What they consider to be the greatest needs of  
    their community. 

The EDSA Team gathered the post-it notes from 
all the groups, tabulated the results and provided 
a consolidated summary of the fi ndings that was 
then posted on the City’s website for everyone’s 
reference.  

Downtown Core and Midtown West Neighborhoods 
Post-It-Notes Outcome:
The greatest assets of the area as they were 
perceived from the community are:

  The charming architecture of existing homes and 
the character of the existing historic districts

  The Mobile River and easy access to the water 

Community results at the 1st Public Meeting at the School of 
Math and Science

  Large amount of available space for infi ll 
construction: residential, commercial, parking or 
entertainment

  The community’s existing parks
  The entertainment opportunities and character 

of the area
  The historically diverse culture and heritage of the 

community
  The variety of museums and tourist attractions
  Arts communities / organizations / galleries / 

opera & symphony
  Quiet, safe neighborhoods

The greatest needs of the area as they were 
perceived from the community are:

  Grocery stores
  Better landscape, streetscape and lighting 

conditions
  More walking / jogging / bike paths that make 

the Downtown and waterfront area more active
  More and/or improved parks and green spaces 

(with play areas)
  A better developed waterfront to include parks, 

recreation, and restaurants
  More tourism opportunities in the City and more 

attractions
  More restaurants and cultural events
  Affordable housing opportunities
  Housing opportunities for the elderly, low-income 

and middle-income populations
  Enhanced and expanded public/mass transit

Participant reporting the group’s discussion and fi ndings to 
the rest of the attendees at the 1st public meeting.

Reporting the group’s discussion and fi ndings to the rest of the 
attendees at the 1st public meeting.

Reporting the group’s discussion and fi ndings to the rest of the 
attendees at the 1st public meeting.
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Midtown North Neighborhoods Post-It-Notes 
Outcome:
The greatest assets of the area as they were 
perceived from the community are:

  Bishop State Community College and the 
community’s schools

  Convenience and  proximity to Mobile’s 
Downtown core area

  Franklin Memorial Medical Mall and hospitals
  Restoration, redevelopment and construction of 

new houses, businesses and schools
  Community stores
  Good quality of homes (historic & otherwise)
  Old established neighborhoods
  Historic heritage and the community’s cultural 

identity
  Easy access to the interstate

The greatest needs of the area as they were 
perceived from the community are:

  More businesses,  shopping centers and retail 
stores

  Grocery store
  Employment / Job Training
  New and better housing and apartment 

developments
  Repair or rebuild abandoned or dilapidated 

houses/buildings
  Help homeowners, including senior citizens, with 

repairs and/or rehab of homes through funding/
grants

  Enforce housing ordinances
  Family restaurants
  Parks – new or update for children and adults;  

playgrounds for children
  Community Center
  Three-Mile Creek – recreation clean-up; fl ooding 

fi x
  Need more and repaired sidewalks
  Need more and better public/bus transportation

Participants placing their post-it notes on the provided boards 
in the Midtown North Neighborhoods 1st public meeting

Consultants providing the participants with a project overview 
at the Midtown North Neighborhoods 1st public meeting 

Break-out group session and discussion at the Midtown North 
Neighborhoods 1st public meeting

Midtown South Neighborhoods Post-It-Notes 
Outcome:
The greatest assets of the area as they were 
perceived from the community are:

  Centralized location 
  Community involvement and pride
  Churches
  Historic homes and quite neighborhoods
  History, culture and community diversity
  Ladd-Peebles Stadium
  Schools in the neighborhoods
  Parks and tree canopy
  Neighborhoods’ urban design character
  Long-standing businesses
  Sanitation services and fi re station

The greatest needs of the area as they were perceived 
from the community are:

  Demolish dilapidated/abandoned housing
  Beautifi cation of vacant lots
  Create affordable housing opportunities but less 

apartments
  Home improvement and grants
  Stricter ordinances - noise, vagrants, etc.
  Recreational facilities for young people - parks 

and  playgrounds
  Better waterfront access
  Small neighborhood businesses and waterfront 

access
  Jobs and job training programs
  Shopping opportunities
  Amusement/ Water parks
  Drainage to eliminate fl ooding
  Streets repaired
  Sidewalks and better street lighting

Consultants providing the participants with a project overview 
at the Midtown South Neighborhoods 1st public meeting 

Community residents reporting their group’s discussion at the 
Midtown South Neighborhoods 1st public meeting 

Participants completing the post-it notes during the break-out 
sessions at the Midtown South Neighborhoods 1st public meeting 



NE W PL A N F O R MO B I L E
Appendix 1.0 -  Publ ic EngagementA1.6

Community Mapping Exercise Outcome:
In addition to the discussion that occurred, a base 
map and appropriate markers were provided to 
each break-out group. The main purpose was 
for the community to go through a more site-
specifi c  mapping and “self- analysis” exercise.   The 
participants were asked to identify the following 
elements on the maps: 

Urban Design
  Community landmarks and assets
  Areas in need of public realm enhancements: 

parks, community centers, etc.
Housing & Neighborhood Conservation

  Good neighborhood model area
  Areas for housing infi ll opportunities
  Unsafe areas: vacancies, crime spots etc.

Economic Development
  Business areas that serve the community
  Areas of business or employment development 

opportunity
Cultural & Historic Preservation

  Cultural or historic sites important to 
neighborhood heritage

Transportation & Infrastructure
  Walkway/Bikeway linkages
  Roadway or utility improvements

The outcome of these map exercises was compared 
with the consultants’ fi eld observations and analysis 
and informed the focus area identifi cation exhibits 
that are presented in Appendix 5. 

Downtown Core Community “Self-Analysis” Mapping 
Key Outcomes: 

  Expand and improve waterfront promenade
  Explore Fort Condé site opportunities - I-10 ramps 

– develop area underneath
  Explore walking & biking opportunities
  Create unity from neighborhood to 

neighborhood but maintain the unique 
character in each

  Concentration shopping options to create a 
destination

  Vacant buildings and absentee landlords are an 
issue and make the Downtown undesirable

Midtown North Neighborhoods Community “Self-
Analysis” Mapping Key Outcomes: 

  5-Points historic campground area needs to be 
redeveloped

  Revitalize Dr. Martin Luther King, Jr., Avenue - it 
used to be a lively, active commercial place in 
the community

  Shopping center and grocery store (on MLK 
Avenue) by Bishop State Community College

  Provide a place to draw our children to and be 
proud of

  Need Black Cultural Center (arts, plays)
  Revitalization projects to boost residential 

population

Midtown South Neighborhoods Community “Self-
Analysis” Mapping Key Outcomes: 

  South side of Ladd-Peebles Stadium  needs 
revitalization  

  Homes and buildings on Michigan Avenue need 
enhancements

  Texas – Washington – I-10 area has homes that 
are in need of revitalization

  Make new Historic Districts overlays
  Oakdale community needs redevelopment; 

excess of abandoned and dilapidated houses
  Maintain Waterfront access
  Nobody uses parks; need more activity or 

playgrounds for kids
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1.3.2 2nd Public Meeting Process and
 Outcome

After collecting community responses, holding over 
30 informative interviews with stakeholders and 
conducting an extensive fi eld inventory, the EDSA 
Team prepared and shared some initial concept 
plans and goals with the community during the 
second round of public meetings. 

At the beginning of each meeting, the consultants 
gave a brief overview of the public input activities 
and outcomes to date. Subsequently, an array of 
concept ideas and emerging goals were presented.  
The main purpose of this second meeting was to 
present the Draft Plan and to ask participants to help 
the team prioritize the most important ones.

The emerging goals were grouped into the following 
fi ve main categories:

Economic Development
Transportation and Infrastructure

  Traffi c & Roadway Conditions
 Public Transportation

  Pedestrians and Bicycles
 Parking

  Drainage & Utilities

Historic and Cultural Preservation
Housing and Neighborhoods Revitalization
Urban Design 
 Land Use

  Public Realm 

Similar to the fi rst public meeting format, participants 
were divided into smaller groups to further discuss 
the presented concept ideas and identify the 
most important ones.  The prioritized goals that the 
community chose in each category are listed below.

Downtown Core and Midtown West 
Neighborhoods:
The prioritized list of goals emerged from the input of 
140 responses.

Economic Development  
  Encourage the adaptive reuse of vacant 

commercial/industrial properties or development 
of new higher density residential  in Downtown to 
attract empty-nesters, young professionals, and 
artistic/creative people into the Downtown Core. 
(73 Votes)

  Redevelop the current Civic Center site to create 
a new, exciting mixed-use attraction Downtown 
that incorporates residential, commercial, offi ce, 
and urban entertainment uses. (52 Votes)

  Examine the long-term potential to relocate 
the State Docks operations to the new Mobile 
Container Terminal in order to reconnect the City 
to its waterfront. (46 Votes)

  Reposition the Dauphin Street business mix to 
provide a more exciting dining, entertainment, 
and shopping destination for residents, business 
travelers, tourists, and convention attendees.      
(45 Votes)

  Selectively invest in public parking lots 
and garages in high traffi c areas where 
redevelopment is most likely to occur. (45 Votes)

  Improve the level of neighborhood-serving retail 
and services in the Government Street/Broad 
Street Corridors. (38 Votes)

  Designate an Arts & Entertainment district within 
the Hank Aaron Loop that creates a unique 
identity for Downtown and focuses on the 
region’s music, food, artists, and cultural heritage. 
(30 Votes)

  Attract more professional service businesses (e.g.,  
physicians, attorneys, design fi rms, etc.) to locate 
in vacant properties along the Government 
Street Corridor. (17 Votes)

  Target higher density, higher value 
redevelopment to occur in the area between St. 
Louis and Beauregard Streets, from the Alabama 
State Docks to St. Joseph’s Street. (12 Votes)

  Increase the number and diversity of annual 
events at the Arthur R. Outlaw Mobile 
Convention Center. (12 Votes)

  Develop an interpretive Downtown exhibit 
(staging area) that celebrates the City’s African 
American history and contributions to the City’s 
development, that will serve as a focal point for 
guided history tours throughout the Downtown. 
(10 Votes)

  Better regulate the appearance and availability 
of surface parking lots throughout the Downtown. 
(9 Votes)

Transportation and Infrastructure - Traffi c & Roadway 
Conditions

  Improve the West Tunnel interchange. (43 Votes)
  Improve the Broad Street corridor. (31 Votes)
  Improve connectivity of roadways and 

pavement conditions. (28 Votes)
  Improve the north-south connection between 

the south side and north side neighborhoods. 
      (23 Votes)

  Evaluate one-way to two-way street conversions 
and possible road width reductions. (20 Votes)

Participants reviewing the draft plans in the 2nd public meeting 
for the Downtown Core and Midtown West corridors.

Transportation and Infrastructure - Public 
Transportation

  Improve transit connections from Midtown to 
Downtown. (55 Votes)

  Improve service in the Downtown area – foster 
more direct service.  (38 Votes)

  Improve connection to Mobile Regional Airport. 
(34 Votes)

  Improve bus stop conditions. (7 Votes)
  Improve and implement a bus transfer facility at 

Bienville Square. (5 Votes)

Transportation and Infrastructure - Pedestrians and 
Bicycles

  Identify sites needing improved sidewalk facilities, 
lighting and ADA compliance at intersections 
within the Downtown core. (20 Votes)

  Improve connections from the Waterfront, Fort 
Condé and the Downtown core. (17 Votes)

  Identify areas for bike paths. (13 Votes)
  Improve pedestrian safety for Government and 

Water Street crossings. (9 Votes)
  Improve vehicular and pedestrian corridors to 

parking facilities. (9 Votes)

Transportation and Infrastructure - Parking
  Provide parking for new development. (55 Votes)
  Optimize existing off-street parking lots. (26 Votes)
  Improve education of users and misconceptions 

of parking facilities. (24 Votes)
  Optimize existing on-street parking facilities. 

      (16 Votes)
  Improve methods of payment for parking. 

      (10 Votes)

Transportation and Infrastructure - Drainage & Utilities
  Conduct an updated, comprehensive Drainage 

Study and Plan. (85 Votes)
  Correct overlaid pavements that reduce 

capacity of curb inlets. (37 Votes)

Historic and Cultural Resources 
  Find a sympathetic, viable use for Barton 

Academy, a valuable and architecturally 
signifi cant building. (50 Votes)

  Increase the use of the riverfront park. (36 Votes)
  Create parks that engage the public and 

contribute to community recreation and health. 
(30 Votes)

  Build upon the success of the existing historic 
districts. (25 Votes)

  Protect and preserve historic fabric related to 
working class neighborhoods. (11 Votes)

  Protect and preserve existing cemeteries. 
       (3 Votes)
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Downtown Neighborhoods - Housing and Code 
Enforcement

  Continue to expand the neighborhood 
residential base in the Downtown. (41 Votes)

  Introduce more housing types/choices and park 
amenities in the CBD and Neighborhoods. 

      (32 Votes)
  Establish prescribed development standards 

and public realm guidelines for existing and new 
development outside the current Historic districts. 
(24 Votes)

  Protect the architectural integrity of  
neighborhood areas that do not have Historic 
District designation. (18 Votes)

  Encourage homeownership initiatives for 
residents living in rental units and generally 
increase opportunities for homeownership. (14 
Votes)

  Celebrate and reinforce the culture and heritage 
of the Historic District neighborhoods. (13 Votes)

Urban Design - Land Use
  Secure strategic uses for key vacant sites in the 

CBD which currently discourage investment and 
use. (56 Votes)

  Focus revitalization on radial commercial 
corridors, while rethinking future land use 
patterns and mixes to be sensitive to surrounding 
neighborhoods.

      (44 Votes)
  Optimally reuse and redevelop vacant or under- 

utilized City and County-owned facilities/sites.
      (37 Votes)

  Encourage the use of Green Building & Site 
Design Standards for both public and private 
development. (27 Votes)

  Continue to expand and refresh the “Visitor 
Area” with new destinations and attractions. (25 
Votes)

  Strategically increase the density of perimeter 
parking and redevelop internal surface parking 
sites for new private development. (25 Votes)

  Strategically locate social services providers to 
best accommodate and provide the best access 
for the communities and citizenry they serve.

      (24 Votes)

Urban Design - Public Realm
  Enhance linkages throughout the CBD with 

emphasis on designating greenway trails, 
bikeway routes & greater access to the Mobile 
riverfront. (57 Votes)

  Focus on improving deferred maintenance 
items for public streetscapes, lighting, parks and 
facilities. (46 Votes)

  Restore and enhance key neighborhood linkages 
with signage, walkways, bikeways, lighting and 
tree canopy. (38 Votes)

  Provide additional parks and open space 
locations equally disbursed throughout the 
Downtown and increase the maintenance 
budget for existing parks.  (36 Votes)

  Implement public realm improvements where 
most needed and where development could 
likely occur. (26 Votes)

  Establish recognizable Downtown districts through 
the use of gateways, signage, streetscape and 
open space improvements. (20 Votes)

  Provide enhanced recreational facilities and 
expanded programs for the youth of the 
community. (20 Votes)

  Establish a community nexus site for each 
neighborhood area for co-location of community 
services, schools and community center.

      (10 Votes)

Reviewing and discussing draft plans in break-out groups during 
the 2nd public meeting.

Community input on draft plans and goals in break-out groups 
during the 2nd public meeting.

Community input on draft plans and goals in break-out groups 
during the 2nd public meeting.

Community reporting on main points of discussion in the break-
out group session during the 2nd public meeting.

Community reporting on main points of discussion in the break-
out group session during the 2nd public meeting.

Community reporting on main points of discussion in the break-
out group session during the 2nd public meeting.
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Midtown North Neighborhoods:
The prioritized list of goals emerged from the input of 
53 responses.

Economic Development  
  Assemble potential frontage lots along MLK 

Avenue, Springhill Avenue, and St. Stephens 
Road that can be assembled to create 
deeper parcels to accommodate larger 
scale neighborhoods  to serve commercial 
development. (14 Votes)

  Create an innovative model project located 
in Zone 2 that would be focused on workforce 
training and continuing education needs of 
Mobile-area residents. (14 Votes)

  Seek new residential development opportunities 
that might meet the needs of new employees 
moving to Mobile to work at the ThyssenKrupp  
Steel plant. (12 Votes)

  Integrate National African-American Archives 
into a more complete tourism and visitor 
experience. (8 Votes)

 Encourage the construction of new higher 
density, high-amenity residential development to 
attract young professionals seeking to live closer 
to Downtown employment centers.  (7 Votes)

 Initiate redevelopment activities and offer 
incentives to attract medical and healthcare-
related businesses to locate within the Downtown 
Mobile Medical Technology Corridor. (5 Votes)

 Create a “Downtown Mobile Medical 
Technology Corridor” along the Spring Hill 
Avenue and St. Stephens Road corridors 
targeting medical, technical, medical research 
or supportive businesses. (4 Votes)

Transportation and Infrastructure - Traffi c & Roadway 
Conditions
 Improve the north-south connection between  

the Midtown North and Midtown  South 
Neighborhoods. (18 Votes)

  Improve pavement conditions. (18 Votes)
 Improve Broad Street corridor. (7 Votes)

  Improve connectivity of roadways. (4 Votes)

Transportation  and  Infrastructure  -  Public 
Transportation

  Improve transit connections from the neighbor- 
hoods to the Downtown CBD. (19 Votes)

  Improve education of facilities. (16 Votes)
 Improve bus stop amenities. (11 Votes)

Transportation and Infrastructure - Pedestrians and 
Bicycles

  Provide a recreational area. (16 Votes) 
  Provide for connectivity across Broad Street 

between the Downtown CBD and Midtown 
Neighborhoods. (14 Votes)

  Identify areas to focus sidewalk improvements. 
      (12 Votes)

  Identify areas for bike paths. (5 Votes)
  Improve pedestrian access to GM&O Building.

      (3 Votes)

Transportation and Infrastructure - Drainage and 
Utilities

  Conduct an updated, comprehensive Drainage 
Study and Plan. (41 Votes)

  Correct overlaid pavements that reduce 
capacity of curb inlets. (5 Votes)

Housing and Code Enforcement
  Help existing homeowners fi x up their homes in 

the Bottoms Neighborhood and Campground 
Historic District focus areas. (42 Votes)

  Build new single-family homes and restore 
existing vacant homes for homeownership in the 
Campground Historic District. (19 Votes)

  Design new City programs to encourage fi rst-time 
homeownership. (18 Votes)

  Provide workforce housing opportunities for major 
area employers. (10 Votes)

  Increase opportunities for quality rental housing. 
(4 Votes)

Historic and Cultural Resources
  Expand the African American Heritage Trail into 

the Bottoms Neighborhood and Campground 
Historic District. (24 Votes)

  Build historic character into all housing 
rehabilitation and new construction building 
designs. (15 Votes)

  Increase the involvement of the church 
community in planning and preservation. (15 
Votes)

  Establish development nodes along Dr. Martin 
Luther King, Jr. Avenue. (12 Votes)

  Celebrate neighborhood heritage and culture as 
basis of redevelopment. (10 Votes)

  Protect and preserve the historic fabric related to 
the working class neighborhoods. (8 Votes)

  Initiate a strategy to designate individual 
building(s) as local historic sites. (6 Votes)

  Create a more consistent tree canopy in 
neighborhoods and business corridors. (4 Votes)

Urban Design - Land Use
  Introduce more housing types/choices with 

associated park amenities for all age groups. 
      (21 Votes)

  Consider and plan appropriately for fl ood surge 
impacts on residential areas. (20 Votes)

  Continue to expand and refresh the 
neighborhood residential base. (16 Votes)

  Identify and secure strategic uses for key vacant 
sites in the neighborhood which discourage 
investment and use. (16 Votes)

  Strategically locate social services and medical 
service providers to best accommodate and 
access the communities and citizens they serve. 
(15 Votes)

  Focus revitalization on the radial commercial 
corridors and re-think future land use patterns.      
(5 Votes)

Urban Design - Public Realm
  Restore and enhance key neighborhood linkages 

with signage, walkways, bikeways, lighting and 
tree canopy. (18 Votes)

  Establish greenway trail & waterfront access to 
the Three-mile Creek tributary. (16 Votes)

  Provide enhanced recreational facilities and 
expanded programs for community youth.

      (13 Votes)
  To establish recognizable neighborhood 

identities through the use of gateways, signage, 
streetscape and open space improvements. (10 
Votes)

  Implement Public realm improvements where 
needed and where development could likely 
occur. (9 Votes)

  Improve neighborhood linkages to services, 
schools, parks, etc. (8 Votes)

  Focus on improving deferred maintenance 
items for public streetscapes, lighting, parks and 
facilities. (8 Votes)

  Provide additional parks and open space 
locations equally disbursed throughout the 
neighborhoods. (4 Votes)

  Establish a community nexus site for each 
neighborhood area for co-location of community 
services, schools and community center.

      (3 Votes)

Community input on draft plans & goals in break-out groups 
during the 2nd public mtg. for Midtown South Neighborhoods.

Community input on draft plans & goals in break-out groups 
during the 2nd public mtg. for Midtown North Neighborhoods.

Community input and prioritization of goals during the 2nd 
public meeting for Midtown South Neighborhoods.

Community reporting on main points of discussion during  the 
break-out group session in the 2nd public meeting.
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Midtown South Neighborhoods:
The prioritized list of goals emerged from the input of 
54 responses.

Economic Development  
  Seek the creation of a new Mobile Bay Applied 

Learning Center targeting non-college bound 
students to create viable “career ladders” in 
support of local industry. (13 Votes)

  Assemble potential frontage lots along Broad, 
Virginia, or Michigan corridors that would 
accommodate neighborhood-serving retail and 
service businesses as well as serving the needs 
of people attending events at Ladd-Peebles 
Stadium. (12 Votes)

  Encourage the construction and renovation 
of workforce housing to meet the needs of 
new households attracted to the Downtown’s 
emerging job opportunities (e.g., Austal USA, 
Northrop Grumman, etc.). (9 Votes)

 Encourage the development of a new mixed-
used town center community located at the 
police equestrian grounds off Virginia Street. (3 
Votes)

Transportation and Infrastructure - Traffi c & Roadway 
Conditions

  Improve pavement conditions. (27 Votes)
 Improve north-south connection between Zones 

2 & 3 neighborhoods. (15 Votes)
 Make Broad Street a Downtown exit. (5 Votes)

Transportation  and  Infrastructure -  Public 
Transportation 
 Improve transit connections from the 

neighborhoods to the Downtown CBD. (29 Votes)
 Improve bus stop conditions and amenities.
      (11 Votes)
 Improve the education/knowledge of the 

facilities. (9 Votes)

Transportation and Infrastructure - Pedestrians and 
Bicycles

  Identify areas to focus sidewalk improvements. 
(29 Votes)

  Improve pedestrian facilities across railroad 
tracks on Michigan Avenue and Ann Street at 
Tennessee Street. (13 Votes)

 Identify areas for bike paths. (8 Votes)

Transportation and Infrastructure - Drainage and 
Utilities

  Conduct an updated, comprehensive Drainage 
Study and Plan. (33 Votes)

  Correct overlaid pavements that reduce 
capacity of curb inlets. (12 Votes)

  Improve Tennessee Street drainage issues. 
      (4 Votes)

Housing and Code Enforcement
  Increase opportunities for homeownership. 

      (30 Votes)
  Encourage use of incentives that support 

low- to moderate-income homeownership in 
neighborhoods with expanding historic districts. 
(18 Votes)

  Protect architectural integrity of neighborhood 
areas without Historic District designation.

      (16 Votes)
  Celebrate the culture and heritage of Maysville,  

Oakdale  and Down the Bay neighborhoods. 
      (9 Votes)

  Encourage homeownership initiatives for 
residents living in rental units. (7 Votes)

Historic and Cultural Resources
  Celebrate the cultural and historic heritage 

of neighborhoods without Historic District 
designation. (18 Votes)

  Increase involvement of the church community 
in planning and preservation. (15 Votes)

  Recognize the distinct characteristics of Zone 3 
neighborhoods. (13 Votes)

  Document the history of the neighborhoods 
within Zone 3:  Maysville, Oakdale, Down the Bay, 
etc. (11 Votes)

  Protect and preserve the historic fabric related to 
working class neighborhoods. (11 Votes)

  Build on the success of existing Historic Districts.     
(8 Votes) 

  Create a more consistent tree canopy in 
neighborhoods and business corridors. (8 Votes)

  Identify signifi cant historic sites within Zone 3 
neighborhoods. (7 Votes)

Urban Design - Land Use
  Consider fl ood/drainage impacts on existing and 

future housing areas. (19 Votes)
  Continue to expand and refresh the 

neighborhood residential base. (16 Votes)
  Secure strategic uses for key vacant sites in the 

neighborhood that discourage investment and 
use. (15 Votes)

  Strategically locate social services and medical 
service providers to best accommodate and 
access the communities and citizens they serve. 
(12 Votes)

  Introduce more housing types/choices with park 
amenities for all age groups. (10 Votes)

  Focus revitalization on the radial commercial 
corridors, re-thinking future land use patterns.        
(5 Votes)

Urban Design - Public Realm
  Restore and enhance key neighborhood linkages 

with signage, walkways, bikeways, lighting and 
tree canopy. (17 Votes)

  Improve/provide neighborhood linkages to 
services, schools and parks. (15 Votes)

  Focus on improving deferred maintenance 
items for public streetscapes, lighting, parks and 
facilities. (13 Votes)

  Establish recognizable neighborhood identities 
through the use of gateways, signage, 
streetscape and open space improvements. (11 
Votes)

  Provide enhanced recreational facilities and 
expanded programs for community youth.

      (11 Votes)
  Provide additional parks and open space 

locations equally disbursed throughout the 
neighborhoods. (4 Votes)

  Implement public realm improvements where 
needed and where development could likely 
occur. (3 Votes)

  Establish a community nexus site for each 
neighborhood area for co-location of community 
services, schools and community center. 

      (2 Votes)
  Establish greenway trail and waterfront access to 

the Three-mile Creek tributary. (2 Votes)

Community reporting on main points of discussion in the break-
out group session during the 2nd public meeting.

Community input on draft plans and goals in break-out groups 
during 2nd public meeting for Midtown South Neighborhoods.

Community input on draft plans and goals in break-out groups 
during 2nd public meeting for Midtown South Neighborhoods.
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1.3.2  Final Presentation     

The goals that emerged from the community’s input 
were incorporated into the fi nal plan in the form 
of strategies, programs and physical projects. The 
projects and programs that received the highest 
community interest are described in more detail in 
Section 2 of this report.  

All the fi nal recommendations and illustrative plans 
were shared with the community on October 27th 
in the Theater space of the Civic Center.  The EDSA 
Team gave two presentations to the public. One 
was scheduled early in the afternoon and one took 
place later in the evening of the same day to ensure 
that as many community members as possible 
would have the chance to attend. In the time in 
between the presentations many illustrative boards 
were displayed at the Theater’s entrance and the 
consultant team had  the  chance to discuss the 
plans with participants in more detail and to answer 
any additional questions. 

It is important to note that every issue, goal, 
objective, and action step outlined in the 
Implementation Matrix can be traced back to issues 
and concerns raised by Mobile’s community and 
stakeholders.  Every stage of the Mobile planning 
process took into consideration what residents had 
to say, the history of their community, their opinions, 
and their concerns for the future.  

Community attendees examining the fi nal plans and 
recommendations during open house event on Oct. 28, 2008.
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2.1 Introduction

The following section provides an overview 
analysis of recent socio-economic trends and 
conditions within the City of Mobile and the greater 
metropolitan area.  Where possible, the consultants 
tried to compare City trends with the MSA and the 
State of Alabama to get a sense of how the City is 
performing against other areas.  Typically, a region’s 
socio-economic characteristics and trends are 
indicators of a community’s ability to grow, relative 
to new household formations and population gains, 
economic expansion, increased household wealth, 
education levels, and occupational job growth.  

Since Downtown Mobile is a regional center of 
commerce and used by everyone, the consultants 
took a broader look at these trends at the City 
and regional level rather than down to the 
neighborhood or census tract level.  However, for 
future neighborhood planning purposes, it is advised 
that additional detailed analysis be completed 
at a census tract or block level to understand 
localized differences in household income, housing 
conditions, tenure, ownership, and other indicators 
of neighborhood health.  The only factor that is 
examined at the study area level is crime, which 
surfaced in many community discussions during this 
planning process.

The socio-economic section contains an analysis of 
the following indicators:

  Population trends and projections,
  Household formations,
  Racial composition of population,
  Education attainment levels,
  Household income,
  Employment trends, and
  Crime.

2.2  Population Trends and Projections

Since the 2000 Census, the City of Mobile has 
experienced a 2.7% decline in population, 
according to DemographicsNow, a demographic 
data provider.  During this same period, Mobile 
County grew by roughly 0.5% and Baldwin County 
experienced a 21.8% population increase (Table 
2-1).  In 1990, the City of Mobile comprised 41.4% of 
the region’s population.  By 2007, the City’s share 
had dropped to 33%.

During the 1990s, Baldwin County was one of 
the fastest growing counties in Alabama, as its 
population increased by nearly 43% from 98,280 
to 140,415.  As a share of the regional population, 
Baldwin County increased from 20.6% to 29.8%   

These recent population trends are consistent with 
real estate interviews conducted by RKG Associates, 
which indicated that Baldwin County has become 
the location of choice for many new households 
entering the region and those looking to step up in 
housing.  Rapid housing development has occurred 
in Baldwin County at various price points which has 
attracted many homeowners.  The County has  also 
benefi ted from new shopping center development, 
positive perceptions about crime and the quality of 
local schools.   

Over the next fi ve years, DemographicsNow 
projects that the City of Mobile will continue to lose 
about 1.4% of its population, while Mobile County 
is expected to have a fairly stable population with 
only slight gains by 2012 (Figure 2-1).   The majority of 
regional growth is still projected to occur in Baldwin 
County, which is expected to grow by roughly 2% 
per year during the projection period.  This rate of 
growth is consistent with what has occurred since 
2000.  

It should be noted, however, that in light of 
the current economic downturn, residential 
development has dramatically declined over the 
past 12 months.  Population gains across the board 
are likely to fall short of current projections.  On a 
positive note, over the next few years the region 

is likely to experience some population growth as 
the ThyssenKrupp Steel plant comes on line in 2010.  
With 2,700 new jobs in the region, parts of northern 
Mobile County, and even Downtown Mobile could 
experience increased housing demand.   

2.3  Household Formations

Similar to recent population trends, the City of 
Mobile has experienced a decline in new household 
formations since 2000.  During the 1990s, the City 
saw total households increase by 3.4%, despite only 
a 0.7% increase in population (Table 2-2).  However, 
this occurred primarily due to declining household 
size, which mirrored a larger national trend.  A 
similar trend occurred in Mobile County, where total 
households increased by nearly 10% during the 
1990s, but have declined by 1.2% during the current 
decade.  

By 2012, DemographicsNow projects total 
households to decrease at a slightly slower rate for 
both the City and the County, while Baldwin County 
is projected to see new household formations at an 
annual rate of 2.3%.    

TABLE 2-1: 
Population Trends and Projections
1990-2012

Source: DemographicsNow and RKG Associates, Inc., 2008
Note: Mobile County population includes the City of Mobile

FIGURE 2-1: 
Percentage Change in Population
1990-2012

TABLE 2-2: 
Household Trends and Projections
1990-2012

Source: DemographicsNow and RKG Associates, Inc., 2008
Note: Mobile County includes the City of Mobile
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2.4  Racial Composition of Population

One notable population shift occurring within the 
Greater Mobile Region is the gradual decline in 
white households in the City of Mobile and Mobile 
County and the offsetting increase in African 
American households.  Since 1990, Mobile’s African 
American population has increased from 38.2% of 
the City’s total population to 47% in 2007 (Table 2-3).  
During this same period, the City’s white population 
declined from 60.3% to 49.1%.  A similar trend 
occurred in Mobile County, although the trend has 
been far less pronounced.

Baldwin County, which has a less diverse population 
than Mobile County and the City, has experienced 
slight increases in the white population and 
slight declines in African Americans since 1990.    
Historically, other racial groups have not had a major 
presence, comprising less than 3% of the population.

2.5  Education Attainment Levels

Figure 2-2 shows the educational attainment of 
persons age 25 or older in the City of Mobile and 
the other study areas.  Approximately 31.0% of 
the City of Mobile’s population age 25 years and 
older have attained a high school diploma, while 
another 36% have at least earned an Associate’s 
degree or higher.  Only Baldwin County has a higher 
percentage with a college degree at 38.2%.  

Anecdotal information obtained through local 
interviews indicates that the City is addressing high 
school dropout rates, which are increasing across 
the county.    

TABLE 2-3: 
Race Trends and Projections
1990-2012

Source: DemographicsNow and RKG Associates, Inc., 2008

FIGURE 2-2: 
Education Attainment Levels
Comparative Analysis; 2007

2.6  Household Income

2.6.1  Median Household Income

Median household income levels in the City of 
Mobile increased by 68% during a 17-year study 
period between 1990 and 2007, while Mobile County 
increased 78%, Baldwin County increased 89%, and 
the State increased 77% (Table 2-4).  The City and 
County of Mobile have historically lagged behind 
Baldwin County and the State of Alabama in income 
measures, but the data indicate that the gap may 
be widening between these areas.  

In 1990, the City of Mobile’s median household 
income was $22,582, 96% of the state’s median 
household income.   In 2007, the City’s median 
household income was $37,906, which dropped 
to 91% of the state’s median household income.  
The gap between the City of Mobile and Baldwin 
County is even greater.  In 1990, the City’s median 
income level was 88% of the Baldwin County level, 
but by 2007, median income levels had dropped to 
only 78% of Baldwin County levels.  

This trend suggests that the rapid growth occurring 
in Baldwin County over the past few decades, has 
attracted higher earning households.  While these 
individuals may still be employed in Mobile County, 
they are moving to Baldwin County in increasing 
numbers.   

The disparities among the City and County of 
Mobile, Baldwin County, and the State of Alabama 
are expected to continue to widen during the 
next four years according to DemographicsNow.  
Income levels in the City of Mobile are expected to 
increase 10.9%, while Baldwin County is expected to 
increase by 11.3% and the State by 12.1%.  This lag in 
income levels in the City and disparities have likely 
shaped recent retail development patterns, which 
are attracted to areas experiencing new household 
formations and median income growth.  

TABLE 2-4: 
Median Household Income Trends 
1990-2012

Source: DemographicsNow and RKG Associates, Inc., 2008
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2.6.2  Households by Income Level

As a proportion of the total number of households, 
the City of Mobile is experiencing a decline in 
households earning less than $50,000 annually 
and an increase in households earning more than 
$50,000 annually.  This is consistent with changes in 
household income levels in Mobile County, Baldwin 
County, and the State of Alabama, which all are 
experiencing similar trends.  However, differences 
among these four geographic areas do vary.  
Baldwin County has the highest proportion of 
household incomes over $50,000 (48.6%), while the 
City of Mobile has the lowest (38.6%) (Table 2-5).  The 
County of Mobile and the State of Alabama are in 
between the City of Mobile and Baldwin County with 
41.2% and 42.0%, respectively.

While these increases in higher income households 
and decreases in lower income households are 
expected to continue, the rate of change varies 
among the study areas.  Between 2007 and 2012, 
the City of Mobile’s proportion of households earning 
more than $50,000 annually will grow by 4.4%, while 
Baldwin County will grow by 5.3%, Mobile County 
will grow by 4.9%, and the State will grow by 5.0%.  
Furthermore, most of this growth is expected in 
households earning more than $100,000 with an 
increase of 3.4% in the City of Mobile, 3.9% in Mobile 
County, 4.5% increase in Baldwin County, and 4.1% 
increase in the State of Alabama.

2.7  Employment Trends

RKG Associates analyzed recent employment trends 
to help gain a fuller understanding of the industries 
that have experienced growth in the recent past.  
The employment data was collected from the U.S. 
Census Bureau’s County Business Patterns (CBP).  The 
County Business Pattern data is an annual series that 
provides employment and establishment growth 
trends data by industry.  

In order to identify growth trends in Mobile and the 
surrounding areas, RKG collected data for the years 
1998 and 2006.  In 1998, the Census Bureau switched 
to the North American Industry Classifi cation 
System (NAICS) from the former Standard Industrial 
Classifi cation (SIC) system.  As such, the classifi cation 
of industry data prior to 1998 is not compatible with 
the most recent information.  The most recent data 
available is from 2006.  

It is important to note that some industry data 
is suppressed by the Census Bureau due to 
confi dentiality issues.  As such, RKG estimated 
employment levels by using averages that fell into 
the employment ranges provided by the Census 
Bureau.  The information presented in this analysis is 
intended to be a representation of market trends, 
not an exact count.  Though there are some 
limitations to the data, it provides a good sense of 
what types of industries have been gaining or losing 
employment in the recent past.  

2.7.1  Mobile County

Mobile County has experienced relatively fl at 
growth in employment since 1998.  Similar to 
national employment trends, Mobile County has 
a concentration of service-related employment.  
Health care and social assistance (24,276 workers) 
and retail trade (23,429 workers) were the top 
employment sectors in 2006 (Table 2-6).  These 
sectors have also experienced large employment 
gains since 1998 (11.0% and 6.7%, respectively).   

Production-based employment is also prevalent in 
the County.  Manufacturing was the third largest 
employment sector in 2006 (16,106 workers), and 
construction (14,213 workers) was the fourth largest 
employment sector.  However, the manufacturing 
sector experienced severe losses in employment 
from 1998 to 2006, declining by 26.3%.  Although 
there have been losses in the manufacturing 
sector, the ThyssenKrupp Steel mill (2,700 jobs) 
and the expansion of Austal U.S.A. shipbuilding 
(1,000 jobs) are projected to add 3,700 new jobs to 
Mobile County over the next two years.  These new 

TABLE 2-5: 
Households, By Income Level
1990-2012

Source: DemographicsNow and RKG Associates, Inc., 2008

TABLE 2-6: 
Employment Trends
Mobile County, MSA (Baldwin and Mobile 
Counties), and State; 1998 to 2006

Source: U.S. Census County Business Patterns and RKG Associates, Inc., 2008
*Auxiliaries category was not included in 2006 Census
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manufacturing jobs should reverse manufacturing 
job losses and strengthen Mobile County’s 
production-based economy.

2.7.2  Metropolitan Statistical Area (Baldwin  
 and Mobile Counties)

Employment growth in the MSA (7.7% growth) has 
been faster than in Mobile County (0.2% growth).  
Although there are much less people employed 
in Baldwin County than in Mobile County, the 
rapid growth of employment within Baldwin has 
contributed to the overall faster employment growth 
rate in the MSA.  Baldwin County’s employment 
growth has primarily concentrated in the service 
sector, such as retail trade, professional, scientifi c, 
and technical services, and health care and 
social assistance.  Similar to Mobile County trends, 
manufacturing has experienced a fast rate of 
decline (-22.9%) within the MSA.  

2.7.3  State of Alabama

The state of Alabama has also experienced 
employment growth since 1998 (6.8%).  Similar 
to trends in Mobile and Baldwin Counties, large 
employment growth has occurred in the service-
related sectors.  Although manufacturing was 
the largest employment sector in 2006 (291,239 
workers), this sector has declined by 17.4 % since 
1998.  Despite the decline in manufacturing, other 
production-related industries have experienced 
strong growth, such as transportation and 
warehousing (27.5% growth) and construction (10.0% 
growth).  It should be noted that construction jobs 
may decline in the future as the slowing pace of 
development found in current national trends could 
affect state and local construction activity.

2.8  Crime

Negative perceptions of Downtown crime have 
been noted through interviews and public meetings 
as a barrier towards encouraging new residential 
and business growth in the CBD.   In order to analyze 
this issue, RKG collected crime data from the Mobile 
Police Department for the Downtown study area.  
The data includes the most current information on 
both violent and non-violent crimes.

In 2007, there were 236 violent crimes reported to 
the Mobile Police Department within the study area 
including Zones 1-3.  Using estimates of the current 
population of the study area (26,912) obtained from 
ESRI, this equates to about 877 crimes per 100,000 
people.  The latest information available from the 
U.S. Department of Justice reports that the national 
violent crime rate in 2006 was 473.5 crimes per 
100,000 people, indicating violent crime within the 
study area is almost double the national average.

In the City of Mobile there were 1,156 violent crimes 
reported in 2007.  About 20% of the City’s total 
violent crimes occurred inside the Downtown study 
area.  The location of the violent crimes is shown 
on Exhibit 2-1.  The majority of violent crimes were 
classifi ed as robberies (145).  Specifi cally, 42% of the 
total robberies occurred within Zone 1.  However, 
Zone 2, which is part of the Midtown North trade 
area, also had a comparatively high number of 
robberies (32% of the total).  Input from the public 
has indicated there is a negative perception of 
crime in the Midtown North Trade area.  In this case, 
the perception of crime appears consistent with 
the number of reported crimes.  Efforts at reducing 
crime must occur in order for the area to reach its full 
potential as a neighborhood retail center.

The study area also has experienced a considerable 
number of non-violent crimes in 2007 (2,210 crimes) 
(Exhibit 2-2).  The majority of crimes were classifi ed 
as property thefts (1,404) and burglaries (504).  In 
terms of non-violent crimes, Zone 1, which includes 
the Hank Aaron Loop and Midtown West area, 
experienced 46% of the total non-violent crime 
within the study area.  Unlike violent crimes, Zone 
2 experienced slightly less non-violent crimes (24%) 
than Zone 3 (30%).  The propensity of crime in all 
areas of Downtown must be addressed to begin to 
reverse negative perceptions.  

2.9  Conclusions

The socio-economic forces that are shaping the City 
of Mobile and the region have shifted population 
and household wealth to Baldwin County over 
the past few decades.  While the disparities are 
not great, they appear to be growing over time.  
As such, the City of Mobile must begin instituting 
strategies to provide reasonable  opportunities  for 
people who work in Mobile County and the City, but 
live in Baldwin County.  As related to the Downtown, 
larger demographic trends are causing young 
professionals and “baby-boomers” to rethink urban 
lifestyle options.  In the future, higher gasoline prices 
could also return, which would place a premium on 
living close to one’s employment.  One factor that 
must be addressed to keep these options available 
in the Downtown is the reduction of crime.  This 
issue tends to be more important for new residents 
and businesses, but complaints were expressed by 
existing residents as well.   
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EXHIBIT 2-1: 
Violent Crime 2007
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EXHIBIT 2-2: 
Non-Violent Crime 2007
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3.1  Introduction

The following section details the real estate market 
forces that are shaping Downtown Mobile’s 
development environment and how they are 
infl uencing  the demand for retail, offi ce, and 
residential real estate.  The real estate market 
analysis refl ects the most current market information 
(as of the 2nd Quarter of 2008) and includes an 
analysis of various development data including 
building permit and development trends, lease 
rates, and sales prices.  In addition, RKG Associates 
conducted interviews with a number of local real 
estate professionals in order to understand the 
nuances of the Mobile market and to gain an “in-
the-fi eld” perspective on real estate trends in the 
Greater Mobile region.    

The general purpose of this analysis was to provide 
a quantitative and qualitative view of the Greater 
Mobile market as compared to the Downtown 
Mobile market.  Specifi cally, the analysis should 
give community and business leaders a sense of 
Downtown Mobile as a place for future investment.  
The analysis focuses on the residential, commercial, 
and offi ce markets that would likely locate to 
Downtown Mobile.

3.2  Development Trends

In order to understand the historic development 
patterns with the Downtown, City, and Mobile 
County, RKG Associates obtained real property 
assessment records from the Mobile County 
Revenue Commission.  The consultants analyzed 
development trends for Mobile County in order to 
create a context for the City and Downtown areas.  
The County’s parcel database was sorted by land-
use and then arranged into fi ve distinct submarket:  
(1) North County, (2) Mid-County, (3) South County, 
(4) City of Mobile (excluding the study area), and 
(5) Study Area.  The location of these areas is shown 
in Exhibit 3-1.   It should be noted that the Assessor’s 
database includes two property categories called 
“Interim Zone” and “Zones 1 & 2” which are land 
classifi cations and not land use descriptions.  Interim 
Zone refers to properties just outside established 
urban areas, and Zone 1 and 2 are rural land 
classifi cations.  

EXHIBIT 3-1: 
Real Estate Submarket Areas

Source:  RKG Associates, Inc., 2008

3.2.1  North County Submarket 

The North County portion of Mobile County is 
primarily rural in nature and includes the area north 
of State Route 42 to the County line and the City 
of Mobile incorporated limits.  The northern portion 
of this submarket has experienced a fair amount 
of residential development in the past 10 years.  
The amount of new residential development in this 
submarket increased approximately 13% from the 
pre-1998 housing stock (Table 3-1).  The majority of 
new development has occurred in the southern 
portion of the submarket (near the City boundary) 
and extends north along Interstate 65, U.S. Highway 
43 and U.S. Highway 45.  The value of residential 
development has steadily increased from $49.31/SF 
ten years ago to $53.82/SF from 2003 to present.  It 
is worth noting that the average size of residential 
structures increased from 2,534 SF during the 1998 to 
2002 period to 2,721 SF between 2003 and 2008.  

There has also been limited apartment and 
condominium development in the northern portion 
of the County.  Approximately 33 units were built in 
the past 10 years, or approximately 80% of the total 
apartment and condominium housing stock.  This 
development is primarily in the City of Prichard near 
the intersection of U.S. Highway 45 and Interstate 65.  
The comparatively large amount of new apartment 
and condominium building development in the 
recent past could be indicative of the growing 
demand for this type of housing.  

There has also been some recent commercial 
development in the northern portion of the County.  
Almost all recent commercial development has 
occurred near the City boundary and north along 
U.S. Highway 43.  Most of the new commercial 
development has been auto part stores, fast food 
establishments, banks and credit unions.  

Last of all, there have been four industrial 
developments during the past 10 years.  In the 
near future, the northern portion of the County 
will be home to the new ThyssenKrupp Steel 
mill.  Construction of the new mill is scheduled for 
completion in 2010 and is located near the northern 
County boundary line, just south of Washington 
County.  The steel mill is projected to add 
approximately 2,700 jobs to the region.  The new 
mill will be easily accessible from Downtown Mobile 
via Interstate 65 and Highway 43.  According to real 
estate professionals, the easy commute positions 
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Downtown to capture some of the new housing 
demand that will result from new  employees at 
ThyssenKrupp. Company representatives believe 
that the Downtown will appeal mostly to those 
workers without children who may be looking 
for a condominium or apartment.  However, the 
Downtown will need to increase its condominium 
and apartment housing stock in order to capitalize 
on this future housing demand.     

TABLE 3-1: 
Development Trends 
Northern Portion of Mobile County

1. Building values include feature improvements.
Source: Mobile County Revenue Commission and RKG 
Associates, Inc., 2008

TABLE 3-2: 
Development Trends 
Middle Portion of Mobile County

1. Building values include feature improvements.
Source: Mobile County Revenue Commission and RKG 
Associates, Inc., 2008

3.2.2  Mid-County Submarket

The Mid-County submarket is located between U.S. 
Route 98 and Interstate 10 between the western 
Mobile County line and western boundary of the 
City of Mobile.  The Mid-County submarket has 
seen a large amount of residential growth in the 
past 10 years with 7,431 new units (Table 3-2).  In 
fact, residential development increased from 3,436 
units from 1998 to 2002, to 3,995 units from 2003 
to the present.  The new residential development 
is primarily located on the eastern edge of the 
submarket, near the Mobile City boundary.  On 
average, homes in the Mid-County area have a 
higher building value per square foot than in the 
Northern County submarket.  The value of the Mid-
County residential development increased from 
$57.01 from 1998 to 2002, to $60.58 from 2003 to the 

present.  The average size of units is similar to the 
Northern County submarket and averaged about 
2,768 SF in the past fi ve years.

In terms of higher density housing, there have been 
12 new condominium/apartment developments 
in the past 10 years.  The total amount of 
condominiums/apartment buildings remains 
relatively small, as there are only 29 apartment 
buildings and condominiums in the entire Mid-
County submarket.  Interesting to note, the 
total building square feet for the 9 apartment/
condominiums developed from 1998 to 2002 was 
higher (733,420 SF) than the total square feet of 
the 17 apartments/condominiums built before 
1998 (659,101 SF).  Apartments built from 2003 to 
the present also contain a comparatively large 
amount of square feet (231,840 SF) than those built 

before 1998, indicating that apartment buildings are 
getting larger and contain more units than those 
built in the past.

There also has been signifi cant growth in 
commercial development in the past 10 years 
(248 buildings).  In fact, almost 32% of total 
commercial development in the Mid-County 
Submarket has occurred within  the past 10 years.  
The development is scattered along the eastern 
edge of the submarket, along the City boundary 
line.  However, development is concentrated near 
the airport, along Schillinger Road and Airport 
Boulevard.  New developments in this area include 
Kohl’s department store, Target, and Home Depot.  



NE W PL A N F O R MO B I L E
Appendix 3.0 -  Real Estate Market Analys isA3.4

3.2.3  South County Submarket

Almost 18.7% of the total residential housing stock 
in the Southern Submarket of the County was built 
within the past 10 years.  Approximately 1,259 units 
were constructed between 1998 and 2002, and 
roughly 969 units were constructed between 2003 
and the present (Table 3-3).  However, building 
values jumped substantially during this period, and 
went from $52.95/SF from 1998 to 2002 to $72.34 
from 2003 to the present.  Residential development 
is scattered throughout the southern portion of the 
County; however, there are large concentrations of 
new development along Government Street.

Apartment/condominium development in the 
past 10 years has exceeded the total pre-1998 
apartment/condominium housing stock.  Before 
1998, there were 17 buildings, as compared to 

TABLE 3-3: 
Development Trends 
Southern Portion of Mobile County

1. Building values include feature improvements.
Source: Mobile County Revenue Commission and RKG 
Associates, Inc., 2008

19 buildings that were built in the past 10 years.  
It should be noted that almost all of the new 
apartment/condominiums were built on Dauphin 
Island.  It is likely that these buildings are luxury 
condominiums that were built to target  tourist and 
second-home residents.

The Southern submarket has also experienced 
a growth in commercial development.  Much 
of this development is located near the cluster 
of residential development that occurred on 
Government Street.  There is also new commercial 
development near the intersection of State 
Highway 188 and Government Street.  The Southern 
submarket has the largest industrial presence of 
the three County submarkets, with 15 new industrial 
developments added over the past decade.  In 
total, the Southern submarket has over 58 industrial 
properties with over 5.5 million square feet of 
building space.    

TABLE 3-4: 
Development Trends 
City of Mobile (Less Study Area)

1. Building values include feature improvements.
Source: Mobile County Revenue Commission and RKG 
Associates, Inc., 2008

3.2.4  South County Submarket

The City submarket is defi ned as incorporated limits 
of the City of Mobile, less the Downtown submarket.  
The City submarket contains the highest levels of 
development with 185.9 million SF, which is greater 
than the combined submarkets in Mobile County.  

There is also a comparatively large number of 
apartment and condominium development (17.5 
million SF) in the City submarket.  The apartments   
and condominiums are located primarily on Airport 
Boulevard and also south of Airport Boulevard, 
near Cottage Hill Boulevard.  New apartments and 
condominiums in Downtown would be competing 
with these apartments to some degree.  However, 
interviews with real estate professionals indicate that 

the apartment market outside of the Downtown 
targets a different type of user than those that 
would move Downtown.  Typically, Downtown 
apartment complexes attract older “empty nester” 
households without children, young professionals, or 
those who simply wish to be near the employment, 
cultural and retail amenities of Downtown.

The City submarket had the highest number of 
residential units built before 1998 with 52,068 units 
(Table 3-4).  In addition, the City has added over 
2,300 residential units in the past 10 years.  Although 
development has slowed from 1,239 (1998 to 2002) 
to 1,083 units in the past fi ve years, the addition of 
1,083 units indicates there is steady demand for 
single-family homes within the City limits.  The value 
of the units increased from an average of $63.75/SF 
to $69.44/SF, slightly lower than home values found 
in the southern portion of the County, but higher 
than the other submarkets.  
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The City also has the highest amount of apartments/
condominiums than any other study area.  This is 
not surprising because apartments/condominiums 
are generally built closer to areas of dense 
development.  In the past 10 years, 20 buildings 
were developed.  The majority of new apartment/
condominium units are located near the Airport on 
the western edge of the City.

Commercial  development  in  the City has been 
robust.  Approximately 261 new developments were 
built from 1998 to 2002, and 167 developments 
were built in the past fi ve years.  Commercial 
development is scattered throughout the City, 
primarily in the areas near Airport Boulevard and all 
along Interstate 65.  Much of the new commercial 
development has been by big-box retailers, such 
as the recently developed Walmart near Airport 
Boulevard. 

There is a signifi cant amount of industrial uses in the 
City which are primarily located near the waterfront.  
The Port of Mobile accounts for a large share of the 
industrial development.  It should be noted that as 
of report writing, Northrop Grumman is competing 
with Boeing for the Air Force One air refueling tanker 
fl eet.  If the company wins the contract, a plane 
assembly plant will be located on Brookley Field, just 
south of the study area.

3.2.5  Downtown Submarket 

The Downtown Submarket contains the Central 
Business District (CBD) and the residential 
neighborhoods to the north and south of the CBD.  
The submarket’s eastern boundary is the Mobile 
waterfront with Houston Street defi ning the western 
boundary, Duval Street to the south, and Three-Mile 
Creek to the north.  

Industrial development has a signifi cant presence 
in the  Downtown  submarket and accounts  
for  more than 5.0% of all building space.  The 
industrial development is primarily located on the 
waterfront.  The growing industrial port operations 
and shipbuilding/repair contribute to the large 
Downtown employment base estimated at over 
25,000 jobs.  However, the rest of Downtown 
is characterized by residential, commercial, 
government, and institutional uses.  

Government and Dauphin Streets are home to 
many retail and offi ce establishments.  The 570,000 
SF RSA Tower, as well as other Class A and B offi ce 
space located throughout the CBD contribute 
to the large offi ce presence in the study area.  
The CBD also contains a variety of local retail 
establishment which adds to the unique character 
of Downtown Mobile.  The A&M Peanut Shop, 
Spot of Tea café and gift shop, and Naman’s 
Department store are just a few of the local retailers 
that are located within the CBD.  

Other clusters of commercial development outside 
of the CBD are located along Spring Hill Avenue, 
Dr. Martin Luther King, Jr.  Avenue,  Government 
Street, and Broad  Street.  Spring Hill Avenue is 
home to many health-related offi ce businesses and 
healthcare institutions.  Establishments along MLK 
Avenue are primary personal service establishments 
such as nail and hair salons.  The area of 
Government Street outside of the CBD is composed 
of offi ces, and also some retail establishments such 
as Starbucks, Quiznos, and a Winn-Dixie grocery 
store.    

There are a number of single-family neighborhoods 
located in the northern and southern portions of the 
Hank Aaron Loop; however, the majority of single-
family residences are found outside of the Loop.  In 
terms of higher density residential development, 
the study area has a comparatively small number 
of apartments and condominium, but there has 
been some new condominium development 
located within the Loop, including Mattress 
Factory Lofts, St. Louis Street Lofts, and Claiborne 

Apartments.  According to interviews with real 
estate professionals, there is an emerging demand 
for similar types of condominium and apartment 
buildings in the Downtown. 
RKG Associates analyzed the Downtown submarket 
development  trends  differently  from  the rest 
of the City and County.  Given the submarket’s 
largely built-out conditions, the consultant  analyzed 
building permit data obtained from the City’s 
Urban Development Department.  The permit data 
more clearly defi nes the value and amount of new 
investment occurring in the Downtown in terms of 
new development and major building renovations. 
Both commercial and residential permit data were 
obtained for the past fi ve years.

a. Distribution of Downtown Assessed Values and   
    Building Conditions
In order to understand the relative condition 
of buildings in the Downtown submarket, RKG 
Associates conducted an analysis of assessed 
property values for all residential and commercial 
properties.  This analysis compared the assessed 
building values of each property, on a per square 
foot basis, against the average assessed value per 
square feet for all other properties within the same 
land use category.  As an example, each single-
family property was compared against the average 
assessed values of all other single-family homes in 
the Downtown submarket.  The individual values 
of each property ($/SF) were then calculated as a 
percentage of the average value in that building 
category.   A thematic map of the Downtown 
submarket is shown in Exhibit 3-2.  

Although not a perfect indictor of building 
conditions,  the analysis shows concentrations of 
properties that are valued comparatively lower 
on average than other properties in the same 
category.  Typically, property values are strongly 
correlated with condition, as value is partially a 
refl ection of maintenance and upkeep levels.  Areas 
where there are concentrations of lower values are 
represented as red or dark red, and higher value 
buildings are depicted as pink or white.  Parcels 
without any color are classifi ed as either industrial, 
governmental, or institutional uses (e.g, churches, 
parks, cemeteries, etc.).  

RKG Associates then conducted fi eld research to 
determine if the value calculations refl ected actual 
building conditions in the fi eld.  It should be noted, 
however, that the calculations depicted in Exhibit 
3.2 compared each Downtown building value 
against the average value for other Downtown 
properties.  This does not refl ect a comparison 

of Downtown building values against city-wide 
average values, which are higher on a per square 
foot basis.

Exhibit 3-2 shows the greatest concentrations of 
lower building value appear in the area north 
of Spring Hill Boulevard to Three-Mile Creek and 
south of Tennessee Street to the southern edge of 
the study area.  Building conditions in these areas 
are generally fair to poor, but there are many 
properties that appear to be in average or better 
than average condition. One interesting area north 
or Mobile National Cemetery between Virginia 
and Broad Streets shows a crescent of lower value 
residences in the southern portion of the Oakleigh 
Garden Historic District. RKG’s fi eld observations 
show a number of properties in this area undergoing 
renovation.  This observation is further verifi ed by 
recent building permit trends which show that 
homeowners in this area are reinvesting in their 
historic properties.  If this trend continues over the 
next several years, property values in this area 
should continue to improve.    
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EXHIBIT 3-2: 
Building Assessed Value Per 
Square Foot Comparison
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b. Residential Permit Trends
The residential permit data analyzed included 
those issued for new construction, as well as major 
renovations (Table 3-5).  The majority of residential 
permits issued in the study area over the past fi ve 
years were primarily for renovations/alterations 
rather than new construction.  This is partly due to 
the fact that there is not a lot of buildable land 
short of infi ll redevelopment lots.  In addition, the 
designated Historic Districts often have codes that 
prevent tearing down older buildings.  As such, 
many owners and developers renovate buildings 
rather than building new.  The geographic location 
of all types of residential permits issued, by value 
and by year is also shown visually on Exhibit 3-3.  

The greatest number of single-family permits was 
issued in 2005 (52 total single-family permits).  
Since 2005, there has been a slowdown in both 
the national and local housing market, which 
has resulted in a reduction in building permit 
activity since then.  However, the Downtown is still 
experiencing new development activity as a total of 
37 single-family permits were issued in 2007.

Residential permits have been issued throughout the 
study area, but there has been a concentration of 
permit activity in the area directly north of Virginia 
Street and west of Broad Street.  As noted earlier, 
this area is part of the Oakleigh Garden Historic 
District and has experienced steady homeowner 
reinvestment.  Exhibit 3-3  shows  residential permit 
activity in the Downtown submarket between 2003 
and 2008.  

Historic Districts are created not only to preserve 
historic structures, but also to help spur reinvestment.  
It is interesting to note that the highest permit 
density has occurred within the Historic Districts of 
Oakleigh Gardens, Old Dauphin Way, Midtown, 
Campground, Ashland Place, DeTonti Square, 
Church Street East and Leinkauf.

TABLE 3-5: 
Hank Aaron Loop Building Permits 
2002 to 2007

1. Data includes all commercial permits over $25,000 in value.
2. Commercial values vary considerably and are therefore not included in permit analysis.
Source: City of Mobile and RKG Associates, Inc., 2008
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Compared to the rest of the study area, the CBD 
does not have a large amount of residential units.  
As such, the level of residential investment inside 
the Hank Aaron Loop is not as dense as other 
areas within the study area.  However, residential 
investment has experienced a recent increase in 
the southern portion of the CBD, in the Church Street 
East Historic District, as well as the Detonti Square 
Historic District.

Perhaps most notable is the increase in 
condominium permits issued in 2007.  Prior to 2007, 
only 8 total permits were issued for condominium 
development.  During 2007, there were 57 
condominium permits issued for new construction.  
In fact, interviews with real estate professionals 
indicate that the condominium market is slowly 
emerging and there is a large unmet demand for 
well-built, higher quality condominium units.  As of 
report writing, there are two major condominium 
projects projected for the Downtown.  One is the 
753 St. Louis project, which includes 16 condominium 
units, and the other is the 250 St. Francis Street 
project, which  will include 32 condominium 
units upon completion.  It will be important for 
Downtown to continue to encourage and support 
condominium development in order to realize the 
area’s full residential potential.

The future area of the proposed HOPE VI project is 
located north of Dr. Martin Luther King, Jr. Avenue 
and is the location of recent demolition activity.  The  
project calls for the construction of 88 new elderly 
apartments, 75 market rate single-family homes, 137 
affordable single-family homes, and 87 affordable 
apartments.  The completion of this project will add 
a signifi cant amount of households to the area, 
thereby increasing retail demand and economic 
potential.
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EXHIBIT 3-3: 
Residential Permit 
Valuation
Mobile Study Area:
2002 to Present
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c. Commercial Permit Trends
In order to screen out minor renovations, RKG’s 
analysis of commercial building permits only 
included those $25,000 or greater.  The results 
show that commercial permits are primarily 
concentrated inside the Hank Aaron Loop (Exhibit 
3-4).  In addition, there have been a number of 
higher value investments made around the Spring 
Hill Avenue hospital corridor.  This is refl ective of 
recent alterations and additions to the Mobile 
Infi rmary Medical Center and the University of South 
Alabama Children’s and Women’s Hospital.  

RSA’s Battle House Tower offi ce development is 
the largest single investment in the Downtown 
in recent years. The tower is a 35-story offi ce 
building located on Royal Street, which had a total 
investment value exceeding $165 million.  Included 
in the RSA development was the Battle House 
Hotel, which is a 250-room historic hotel renovation 
costing approximately $35 million. In addition to 
these investments, there was also the $70 million 
renovation of the 374-room Riverview Plaza Hotel, 
which has become the Downtown’s conference 
center hotel with its connection to the Arthur R. 
Outlaw Mobile Convention Center.   

The Mobile Alabama Cruise Terminal is another 
recent RSA investment.  An August 2008 
announcement in the Press-Register indicated that 
the cruise terminal has been a success, and that 
Carnival may choose to replace the 1,452 capacity 
Holiday ship with a more modern 2,050 capacity 
Fantasy class ship.  At the time of report writing, no 
fi nal decision to replace the Carnival Holiday cruise 
ship had been made.

The greatest number of commercial permits was 
issued in 2007 (110 total permits) (Table 3-5).  The 
construction of the RSA offi ce tower, as well as 
the cruise and hotel developments, has spurred 
additional investment in the area.  More developers 
and business owners are seeing the benefi ts of 
locating to the Downtown.  The City needs to 
continue to foster and market the Downtown as an 
attractive place to live as well as to do business in 
order to see continued growth.
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EXHIBIT 3-4: 
Commercial Permit 
Valuation 
Permits Over $25,000
Mobile Study Area:
2002 to Present



NE W PL A N F O R MO B I L E
Appendix 3.0 -  Real Estate Market Analys isA3.12

3.2.6  Baldwin County 

Baldwin County is located approximately 10 miles 
east of Downtown Mobile, just across the Mobile 
River.  Field observations and interviews with real 
estate professionals indicate that development 
in this County is more suburban in nature than 
in Mobile.  The direct connection to Downtown 
Mobile via Interstate 10 makes Baldwin County a 
main competitor with residential and commercial 
markets in the Downtown.  As such, it is important to 
understand the types of development occurring in 
Baldwin County.  

Baldwin County has experienced impressive growth 
in both residential and commercial development 
in recent years.  There is more buildable space in 
Baldwin County, which has contributed to the large 
amount of development occurring in this area.  
Much of the development has occurred over the 
past 10 years  and as such the County contains a 
comparatively newer building stock than the City of 
Mobile.  

The City of Daphne, located just south of Interstate 
10, and Spanish Fort, located just north of the 
interstate, are the main competitive retail draws for 
Baldwin County.  Spanish Fort is home to the Eastern 
Shore Centre, a 560,350 SF lifestyle shopping center 
anchored by Dillard’s and Belk Department stores.  
In addition to this large retail center, an 830,000 SF 
mixed-use retail/hotel/apartment development is 
currently under construction in Spanish Fort.  The 
Spanish Fort Town Center, located off Interstate 10 
and State Highway 98, is to be anchored by Bass Pro 
and JC Penney. 

The City of Daphne is the largest municipality in 
Baldwin County (19,752 pop. in 2008).  This city has 
a large amount of single-family homes as well as 
suburban style retail development.  Some of the 
retail establishments in Daphne include a Walmart 
Super Center and Target.  Jubilee Square is also 
located in Daphne and is anchored by Stein Mart, 
Home Depot, and Hobby Lobby.  Additional smaller 
retail strip centers and establishments are scattered 
along State Highway 98.

The City of Fairhope is another comparatively large 
city in Baldwin County.  This city is located further 
from Downtown Mobile and just south of Daphne.  
Fairhope is a quaint small town that has many niche 
retail establishments such as antique stores, local 
restaurants, and gift stores.  Unlike the larger retail 
development occurring in Daphne and Spanish Fort,  
Fairhope offers a smaller and more local shopping 
experience.  

It is important to note the City of Gulf Shores is 
home to a substantial number retail and residential 
development.  However, Gulf Shores is a beach-
side community that is frequented by tourists and 
those with summer homes.  Given the nature of the 
community, RKG Associates does not view the area 
as a major competitive market. Other municipalities 
in Baldwin such as the City of Loxely (located 
east of Daphne near Interstate 10) and the Bay of 
Minette (located in northern Baldwin County) also 
have some residential and retail establishments.  
However, they are comparatively small populations 
with limited retail offerings compared to Daphne 
or Spanish Fort.  As such, the following analysis of 
Baldwin County focuses primarily on the cities of 
Daphne, Fairhope, and Spanish Fort.

a. Residential Permit Trends
Baldwin County permit data was obtained from 
Metro Market Trends, a private vendor of real 
estate data for Alabama and Florida.  The following 
residential permit data are for new residential, but 
does not include major renovations.  The data were 
arranged into three submarkets including the North 
County, Mid-County and South County as depicted 
on the Exhibit 3-5.  

EXHIBIT 3-5: 
Baldwin County Permit Trend Identifi cation

Source:  RKG Associates, Inc., 2008
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Similar to Downtown Mobile, Baldwin County’s 
single- family residential development peaked in 
2005 with a total of 2,944 permits issued (Figure 3-1).  
The majority of permits in the County were issued 
in the Mid-County submarket which includes the 
residential and commercial centers of Daphne and 
Fairhope.  The Mid-County submarket also had the 
highest average value per single-family permit in 
2007 ($189,318) (Table 3-6). 

Since 2005, residential permit activity has dropped 
by nearly 50%, with less than 1,500 building permits 
issued in 2007.  

Although the Mid-County submarket has 
experience rapid growth, interviews with real estate 
professionals indicate that some developers may 
have over-estimated the market.  One real estate 
broker noted that Baldwin County is currently over-
built, and the inventory is outpacing the declining 
demand.  Many home sellers in this area have 
started to reduce asking prices in order to attract 
buyers.    

The Southern submarket of the County, which 
includes Gulf Shores, also had a large amount of 
residential permits issued in the past few years.   
However, the Southern submarket is more of a tourist 
and beach community and much of the residential 
development in this area caters to the second-
home market.  As such, the consultant does not 
view this area as a direct competitor with Mobile.  
The northern portion of Baldwin County is primarily 
rural in nature, and therefore had the least amount 
of permits issued during the study period.

FIGURE 3-1: 
Number of Single Family Permits 
Baldwin County: 2003 to 2007

TABLE 3-6: 
Single Family Building Permits
Baldwin County: 2003 to 2007

Source:  Metro Market Trends Inc., and 
RKG Associates, Inc., 2008 
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b. Commercial Development Trends
Baldwin County commercial permit data is not 
reported by Metro Market Trends or other secondary 
data sources. As such, the consultant contacted 
the municipalities in Baldwin County for commercial 
permit data.  Unfortunately, the City of Fairhope 
does not track commercial permits in accessible 
format and therefore the data are not included in 
the analysis. The cities in the Southern submarket 
are also not included in the analysis because much 
of the development in beach-front communities is 
targeted towards tourists or summer users.  However, 
the following analysis of commercial development 
does provide a sense of development trends in the 
cities in Baldwin County that most directly compete 
with the Mobile market.

Commercial development in Spanish Fort has grown 
rapidly in recent years (Table 3-7).  The Eastern 
Shore Centre, just north of the State Route 181 
and Interstate 10 intersection, is a main retail draw 
for both residents of Baldwin County and Mobile 
County.  The mall contains 560,350 SF of retail space 
and is anchored by Belk’s and Dillard’s Department 
stores.  Other large retailers such as Barnes & 
Noble, Bed, Bath and Beyond, and Williams-
Sonoma are also located at this mall. The Eastern 
Shore Centre had its grand opening in November 
2004 and it is likely that the opening of this mall 
spurred development interest during that  year, as 
evidenced by the 93 commercial permits that were 
issued. 

Also notable is the large amount of permits issued in 
Spanish Fort in 2006 and 2007.  It is likely that many 
of these permits were issued as part of the Spanish 
Fort Town Center project, which is currently under 
construction and located just north of Interstate 
10 and State Highway 90 intersection.  This project 
is an 830,000 SF mixed-use development that will 
include retail, apartment, hotel, offi ce, and auto 
park space.  The center will be anchored by JC 
Penney and Bass Pro Shop.  Also planned to occupy 
retail space at the Town Center is a Circuit City and 
Kohl’s, as well as family-style restaurants.  

A new 150-room, Courtyard by Marriott hotel will 
be part of the town center, as well as a 240-unit 
apartment complex.  These apartments will range in 
price from $790 to $840/month for a one-bedroom 
unit and $999 to $1,060/month for a two-bedroom 
unit.  These apartments are considered luxury-style 
units and will include amenities such as a health 
and wellness center, a swimming pool, and internet 
café.  The close proximity of these apartments 
to Interstate 10 may make these units potentially 
competitive with apartments located in Downtown.  

As such, new apartments or condominiums built in 
Downtown should have enhanced amenities such 
as concierge services, athletic facilities, high-speed 
Internet service, and parking to remain competitive 
with the Town Center and others like it in the future.

The City of Daphne has also experienced recent 
commercial growth. Daphne has many fast food 
restaurants, some smaller strip shopping centers that 
contain retail establishments such as salons, grocery 
stores, video stores, as well as larger big-box retailers 
and hotels.  A Hampton Inn and Hilton Garden Inn 
are located directly off of Interstate 10 and Highway 
90.  Also near this intersection is Jubilee Square, a 
large strip center style development that includes 
establishments such as Hobby Lobby, Offi ce Depot, 
Home Depot and Pier One Imports.  Heading south 
on State Highway 98 is a Walmart Super Center and 
a Target.  The large amounts of commercial permits 
issued in the City of Daphne in the recent past are 
indicative of this type of suburban commercial 
development.  

TABLE 3-7: 
Commercial Permit Trends 
Baldwin County (2003-2007)

Source: City of Spanish Fort, City of Daphne, and RKG 
Associates, Inc., 
1. Valuation for 2007 permits was not available

3.3  Real Estate Sales Activity

RKG Associates also analyzed recent sales data 
from the Multiple Listing Service (MLS) to understand 
changes in residential demand.  This data include 
information for Mobile County, broken into 
approximately the same submarket areas as shown 
on Map 1.  The MLS data provides information such 
as the type of house, closing price, and days on 
the market of residential homes.  MLS data was 
also obtained for Baldwin County from the Baldwin 
County Board of Realtors.  The MLS data for both 
counties shows the residential sale trends for the 
past three years.

Regarding commercial properties, the consultant 
conducted interviews with real estate professionals 
and developers and obtained commercial listing 
information from the Mobile Downtown Alliance.  
The result provides a good sense of recent 
commercial sale activity in the County.

3.3.1  Mobile Residential Sale Trends

The number of sales of single-family homes took a 
slight dip from 2006 to 2007.  However, sales for all 
three years remained above 5,000 per year (Table 
3-8).  The highest amount of sales occurred in the 
City (minus the Downtown).  Mid-County consistently 
had the second highest amount of sales.  This is not 
surprising, as both the City and Mid-County contain 
the highest amounts of residential units.  

Perhaps most interesting is the increase in the 
number of sales in the Downtown.  In fact, the 
Downtown was the only study area to increase in 
the number of sales from 2006 to 2007.  This could 
be indicative of the growing interest and investment 
in Downtown Mobile as a place to live.  Interviews 
with real estate professionals also indicate that 
there is a growing interest to live Downtown.  One 
broker has mentioned that although there is not a 
large amount of Downtown single-family homes, the 
market is doing comparatively well. The broker went 
on to say that the residential real estate market is 
doing well all over the city.  However, the market in 
Mobile would likely do better if the national housing 
market was stronger.  

Median home values for Mobile County over the 
past three years have averaged $127,439 per home.  
However, median home sale prices in each area 
have varied substantially.  In 2007, the median home 
sale per unit varied from $113,000 in the Southern 
submarket to $159,900 in the Mid-County submarket.  
The Downtown median home sale price was in the 
middle of the two ranges, at $128,800.  In terms of 

sale trends, the Downtown median home price 
substantially increased from 2005 ($89,900) to 2007 
($128,800).  

Days on Market, or DOM, are another indicator 
of market performance.  In a buyer’s market, the 
average DOM is higher because inventory takes 
longer to sell; in a seller’s market, the average 
DOM is lower because homes are in high demand.  
The average DOM for Mobile County decreased 
from an average of 77 DOM in 2005 to 65 DOM in 
2007.  However, the DOM trends varied per study 
area.  Homes in the Downtown submarket spent 
the longest time on the market.  In 2005, homes in 
Downtown spent an average of 129 DOM, but  the 
DOM dropped substantially in 2006 to 99 DOM and 
dropped even further in 2007 to just 77 days.  The 
downward trend in average DOM coupled with the 
increase in sale activity is indication of a fairly strong 
real estate market.  This occurred during a period 
when many housing markets in other U.S. cities were 
experiencing rapid declines in demand and much 
longer sales marketing periods.  

Homes in the rest of the County generally spent less 
than 90 days on the market for the past three years.  
The City and Mid-County submarket have spent the 
fewest average DOM (63 for both areas in 2007). 
Generally, an average DOM of less than 90 days is 
an  indication of a strong and active market.

There are a growing number of condominiums 
and townhomes in the Downtown.  However, 
there have been a few recent  condominium  
developments  such as Clarkson Townhouses, 
Mattress Factory Lofts, and St. Louis Street Lofts.  
These units were constructed in 2007 and added 
50 condominiums to Downtown.  Interviews with 
real estate professionals indicate the condominium 
market is slowly emerging.  There is market support 
for the new condominium units, evidenced by the 
pre-selling of all 25-units in the Mattress Factory 
Lofts.  Some condominium developers interviewed 
mentioned there is a large untapped market 
demand for condominiums and townhomes.  One 
developer in particular noted that if a condominium 
is constructed of quality materials, is in an attractive 
location, and appropriately priced, it will likely sell in 
a matter of days.
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TABLE 3-8: 
MLS Data, Mobile County

Mobile Multiple Listing Service  and RKG Associates, Inc., 

3.3.2  Baldwin County Residential Sale Trends

Baldwin County has experienced a signifi cant 
decrease (-24.5%) in the number of units sold from 
2005 (4,204 homes) to 2007 (3,172 homes) (Table 
3-9).  This decrease in activity is supported by 
interviews with real estate professionals that indicate 
the Baldwin housing market has slowed and may 
have been over-speculated.  One broker indicated 
that there are approximately 3,500 houses for sale in 
Baldwin County, which is the greatest backlog that 
the county has ever experienced.  In addition, the 
average days on the market for homes in Baldwin 
have increased from 118 days in 2005 to 147 days in 
2007.  In Mobile County, the average days spent on 
the market were only 65 in 2007.  

Some real estate report that more people currently 
want to move to Mobile as compared to Baldwin.  It 
is expected that the completion of the ThyssenKrupp 
Steel mill will generate demand for housing in 
Mobile.  One broker who has worked with early 
arrival employees of ThyssenKrupp Steel  indicated 
that many new arrivals have opted not to live in 
Baldwin County because it is too far a commute.  
Of the Thyssen Krupp Steel employees that have 
already relocated to the region, many have 
purchased or rented condominiums or apartments 
in Downtown Mobile.

Despite the recent slowdown in the Baldwin housing 
market, existing homes are generally selling for 
higher values than in Mobile County.  In 2007, the 
average price per unit in Baldwin County was 
$229,766, as compared to $157,577 in Mobile 
County.  This is likely because Baldwin County has 
more newer and larger residential units.  

In terms of higher density housing options, real estate 
professionals report that Baldwin is not currently a 
major competitor in the condominium market, as 
most of the region’s condominium units are located 
in the City of Mobile.  One condominium developer 
noted that, outside of Downtown, there are also 
a few condominiums located in West Mobile.  
However, the people who want to live Downtown 
are very different from those who choose to live 
in the surrounding suburbs.  People choosing the 
Downtown are passionate about it and driven by 
different factors than those who purchase homes in 
West Mobile.  In his experience, Downtown residents 
are more interested in the amenities of the arts, 
the symphony, and the vibrancy of urban living as 
compared to more suburban amenities such as 
pools and community spaces found in West Mobile.  

TABLE 3-9: 
Baldwin County; 2005 to 2007

Source: Baldwin County Board of Realtors and RKG 
Associates, Inc., 2008



NE W PL A N F O R MO B I L E
Appendix 3.0 -  Real Estate Market Analys isA3.16

3.4  Commercial Leasing Activity

RKG Associates conducted a search of available 
commercial listings in Downtown Mobile in order to 
examine the current asking rents for commercial 
space.  It is important to note that the lease 
information in Table 3-10 represents a sample of 
current asking rents for Downtown properties and 
does not include all commercial listings in the Mobile 
market.  

3.4.1 Commercial Lease Rates 
         (Retail & Offi ce)

Commercial lease rates range from a low of $4.70/
SF to a high of $30.00/SF, with most space renting 
in the $12/SF to $15/SF range on a gross lease 
basis (all expenses included in the rent).  The most 
expensive retail space is located in the ground fl oor 
at the Holiday Inn at 301 Government Street and 
is being marketed as restaurant space.  Generally, 
the higher priced retail space is located in areas 
with high pedestrian or vehicle traffi c.  Many 
establishments on the retail corridors of Dauphin and 
Government Streets are leasing for higher rates per 
square foot.  Dauphin Street, in particular, is home 
to a growing arts and entertainment district.  Space 
in this area rents at a premium due to the higher 
foot traffi c generated from events at the Saenger 
Theatre and the Soul Kitchen Music Hall, as well as 
daytime Downtown employees.  Rents on Dauphin 
Street range from $12/SF to $18/SF for ground fl oor 
retail space.

Gross offi ce rents (with all expenses included in rent) 
vary from $9.90/SF to $30.00/SF, with most space 
renting in the $14/SF to $18.50/SF on a gross lease 
basis.  The RSA Offi ce Tower is the Downtown’s only 
Class A offi ce building and space leases at the 
high end of the Downtown market at $23.75/SF.  
According to interviews with RSA representatives, 
the tower is currently 80% leased and many of the 
current tenants have come from other Downtown 
offi ce buildings.  As such, some buildings in 
Downtown, particularly along Government Street, 
have seen a spike in vacancy since the building 
came on line in 2007. Despite increased offi ce 
vacancy, local brokers estimate Downtown offi ce 
vacancy at between 15% and 20%, which is high but 
not unreasonably high given recent changes.  Local 
real estate professionals point out that a 20% offi ce 
vacancy rate in Downtown only one year after the 
supply was increased by 30% is an encouraging 
indicator of market strength.  

3.4.2  Multi-Family

As mentioned previously, there are not many 
apartments  located in Downtown.   Interviews 
with real estate professionals indicate there are 
only two large apartment buildings and a few 
smaller apartment buildings scattered throughout 
the Downtown.  Lease rates for the apartments in 
Downtown range from $0.85/SF to $1.25/SF for a 
luxury apartment.  Broker interviews indicate that 
this cost is comparable to the apartment market 
in West Mobile or Baldwin County.  However, the 
type of user that would locate to Downtown Mobile 
is different than one who move to West Mobile 
or Baldwin County.  Many of the people living in 
Downtown apartments are between 25 to 35 years 
old, and are typically single or married professionals 
without children. 

Despite the construction of the Claiborne 
Apartments and the Conti Street apartments, real 
estate professionals indicate there is a market 
demand for more apartment units.  In fact, one 
developer noted there may be room for a much 
larger 400-unit apartment complex in Downtown.

TABLE 3-10: 
Commercial Listings “For Lease” Space
Downtown Mobile

Note: Retail listings could be for retail or offi ce uses.  Offi ce listings were specifi cally advertised for offi ce uses.
*Lease rates exclude courtyard.  Lease including courtyard is $7/SF NNN.
**Leases pays utilities and insurance, lessor pays taxes.
Source: Mobile Downtown Alliance and RKG Associates, Inc., 2008
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3.5  Hospitality Market Assessment

RKG Associates conducted a preliminary hotel 
assessment to examine the potential for additional 
hotels within the Downtown submarket.  In order to 
conduct the assessment, the consultant analyzed 
occupancy rates, hotel supply, average daily rates, 
and trends in revenue per available room (RevPAR) 
of those hotels that would be most competitive 
with a new hotel in the Downtown.  The consultant 
identifi ed competitive hotels that were within 6 miles 
of the Downtown and hotels that were located 
across the Mobile River in Baldwin County.  Hotels 
in Baldwin County were then narrowed to those 
that were within 14 miles of the study area, as they 
would be most competitive with any new hotels in 
the Downtown.  RKG obtained the hotel data from 
Smith Travel Research (STR), a leading vendor of 
hotel data.  

The inventory within the 6-mile radius of Downtown 
Mobile and within 14 miles of the study area in 
Baldwin County was further narrowed to refl ect only 
high-quality, business class hotels. The consultant 
recommends focusing recruitment efforts on high 
quality hotels that will help strengthen the City’s 
image as both an entertainment destination, and 
as a major employment center that has business-
class accommodations. The fi nal competitive hotel 
inventory included 23 hotels, which were considered 
the highest quality within the local competitive 
market for Downtown.     

3.5.1  Regional Competitive Supply

The 23 competitive hotels contain 3,053 rooms 
(Table 3-11).  There are fi ve high-quality hotels 
located within the study area of Downtown:  the 
Holiday Inn, Radisson Admiral Semmes Hotel, Battle 
House Hotel, and Renaissance Riverview Plaza.  In 
addition to these hotels, the Malaga Inn, located at 
359 Church Street, is a 40-room boutique hotel, but 
was not included as part of the analysis because 
they do not report occupancy information to 
Smith Travel Research.  It should be noted both 
the Holiday Inn and Renaissance Riverview Plaza 
Hotel recently changed fl ags and underwent major 
renovations.  Both hotels re-opened in 2007.  The 
Battle House Hotel, a historic, luxury hotel, also 
opened in 2007.  The other competitive hotels 
are located within easy driving distance of the 
Downtown.   Most of the competitive hotels located 
outside of the study area, such as the Drury Inn, 
Quality Inn Hotel and Suites, and InTown Suites are 
located near Interstate 65.  The hotels in Baldwin 
County are located just across the bridge in the City 
of Daphne.

A new Hampton Inn is under construction on Royal 
Street and is located across from the Renaissance 
Riverview Plaza. This hotel will contain 155 rooms 
and is planned to be completed within the year.  
In addition, a site on St. Joseph Street has been 
cleared as a possible location for a hotel.  However, 
interviews with the land owner indicate that it is 
in the very early stages of planning.  As of report 
writing, no hotel had been recruited to build at this 
site, but the owner would like to attract a limited-
service hotel.   

3.5.2  Hotel Business Segments

There are four primary demand sectors that 
comprise this region’s hospitality market.  They 
include:

  Business/Corporate Travelers – Business and 
corporate travelers typically generate hotel 
room demand during the business week.  
Business travelers will stay in all types of hotels 
and motels, but tend to prefer medium-cost 
business class hotels that provide an array of 
services and amenities such as: continental 
breakfast, exercise rooms, high-speed internet 
connection, business service center, etc. 
Downtown Mobile is an employment center for 
the Gulf Shores region that has a growing offi ce 
market.  Specifi cally, the new RSA Offi ce Tower 
is Class A space that positions the Downtown to 
continue to attract business and corporations 
to the City.  As such, the demand for business/
corporate travelers is expected to increase into 
the future.

  Event-Related Travelers – Event-related travelers 
demand hotel rooms as they travel for special 
events, conferences, conventions, etc.  Mardi 
Gras and BayFest are two major events that 
occur in the Downtown every year.  Both events 
draw hundreds of thousands of people to the 
area.  Specifi cally, Mardi Gras attracts hundreds 
of thousands each February, and BayFest, a 
three-day musical festival that occurs in multiple 
venues in Downtown, estimates attendance 
in excess of 200,000 in 2008.  The demand for 
hotels during these events is considerably large, 
as evidenced in the monthly hotel occupancy 
trends to be discussed in the following section.  
In addition to these major events, many smaller 
events occur annually in the Downtown.  The 
Arthur R. Outlaw  Mobile Convention Center and 
Mobile Civic Center are major convention and 
event venues.  In 2007, the two facilities held a 
combined 805 event days.

TABLE 3-11: 
Regional Hotel Inventory

Source: Smith Travel Research and RKG Associates, Inc., 2008

  Leisure/Tourism Traveler – Leisure and tourism 
travelers generate hotel room demand as they 
travel across the county visiting places of interest.  
Tourism travel also accounts for a portion of total 
room stays within this region.  Interviews with 
the Convention and Visitors Bureau indicate 
a percentage of cruise passengers arrive a 
night early and stay in Downtown hotels prior to 
boarding. Museums, entertainment attractions, 
and historic sites in Mobile also attract some 
leisure and tourism travelers to the area.

  Transient Demand – Transient hotel demand is 
driven by people traveling through the region 
en route to other destinations.  Interstate 10 
intersects with Mobile, and people traveling to 
places east or west of Mobile along the gulf 
shores would need to pass through Mobile in 
order to reach their destination.  In addition, 
Mobile is a major port city.  Truck drivers 
who need to pick up or drop off cargo may 
contribute to the transient demand.  Transient 
demand is less predictable in terms of daily or 
monthly hotel demand.
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3.5.3  Room Supply and Demand

Since 2002, an additional 184,610 annual room 
nights have been added to the region’s competitive 
hotel supply (Figure 3-2).  This is due to the addition 
of more than 500 new hotel rooms in the market.  
Since much of this increased supply has occurred 
since 2005, it is likely due to the new hotel rooms 
added to Downtown Mobile.  

It should be noted that in 2005 hotel demand 
experienced a large increase. The Mobile Bay 
Convention and Visitors Bureau (MBCVB) confi rmed 
that the increased demand was largely due to 
the displacement effects of Hurricane Katrina.  
Many people living along the Gulf Coast sought 
temporary shelter in Mobile hotels during September 
and October of 2005, and this demand tapered off 
as people found alternative living accommodations 
and hotel vouchers expired. Despite the peak 
in 2005, there has been an overall increase in 
demand from 2002 to 2007 (118,465 additional 
room demand).  Although hotel demand has 
recently decreased in the past two years, the overall 
demand for hotel accommodations remains strong.

FIGURE 3-2: 
Annual Regional Room Nights
Supply & Demand: 2002 to 2007

3.5.4  Occupancy Trends

After the demand peak in 2005, occupancy levels 
also peaked following Hurricane Katrina (Figure 
3-3).  As mentioned previously, hotel occupancy 
levels throughout the Greater Gulf Coast and areas 
further inland increased dramatically as people in 
cities more heavily damaged by the storm sought 
temporary refuge in hotels.  Although occupancy 
declined from 2006 to 2007, the overall rate remains 
just above 60%.  As a general rule, hotel investors will 
look for sustained occupancy rates of 65% before 
adding more rooms to a market.  

It should be noted the hotel market in Downtown is 
more localized than the region shown in this analysis.  
Due  to  Smith  Travel  Research  confi dentiality 
restrictions, RKG Associates could not isolate the 
occupancy and other performance measures for 
the main hotels in Downtown Mobile.  Although 
the occupancy rate for the 23 identifi ed hotels 
was 60% in 2007, qualitative information obtained 
from interviews with the MBCVB suggests that 
occupancy rates in Downtown hotels may be 
slightly above the 60% rate. The MBCVB periodically 
calls hotels to monitor occupancy rates.  The most 
current occupancy information based on these 
“canvas” phone calls indicates the Battle House 
Hotel has a 61% occupancy rate, and the Riverview 
Renaissance, Ramada Inn, and Holiday Inn all 
have a 64% occupancy rate.  Although these are 

healthy hotel occupancy rates, they are still slightly 
below the 65% level used as a baseline for adding 
more rooms to a market.  With the new Hampton 
Inn on Royal Street, which opened in December 
2008, Downtown occupancy levels are expected 
to drop slightly as room supply is increased.  In time, 
occupancy levels are expected to rise again.

To understand the peak periods for hotel room 
demand, monthly and daily occupancy trends were 
analyzed.  The monthly occupancy trends show that 
the competitive hotels typically peak during the 
months of February, June, and October (Figure 3-
4).  Hundreds of thousands of visitors fl ock to Mobile 
during the annual Mardi Gras festival, which is held 
during the month of February.  

In 2007, February occupancy reached a high of 
74.9%.  The month of June also has high occupancy 
rates.  This could be related to increased 
tourist demand and those taking their summer 
vacations.  In addition, June is a popular month 
for conferences.  The last peak occurs in October, 
typically when BayFest is held.  This is a music 
festival that draws people from all over the region.  
Occupancy generally dips during the months of 
August, November and December.

In 2004 and 2005, there was a sharp increase in hotel 
occupancy rates for the months of September and 
October, noticeably above the occupancy rates of 

other years. In September 2004, Hurricane Ivan hit 
the Gulf Coast region.  The following year, Hurricane 
Katrina hit the area in late August. 

A review of daily occupancy trends reveal peak 
demand occurring on Wednesdays and again 
during the early part of the weekend (Figure 3-5). 
These peaks indicate a balanced mix between 
business traveler and leisure/tourism and transient 
travel. However, given demand, it is obvious that 
the higher quality, business-class hotels are  driven 
by business users who are either staying in hotels 
located at the I-65/Airport Road interchange, 
Downtown Mobile, or just across the Mobile River 
in Baldwin County. With room rates approaching 
an average $100 per night for these competitive, 
business-class hotels, it is likely that tourists and other 
visitors are staying at lower cost motels in this market.  

FIGURE 3-3: 
Hotel Room Occupancy Trends

FIGURE 3-4: 
Hotel Monthly Occupancy Rates 
2002 to 2007

FIGURE 3-5: 
Hotel Daily Occupancy Rates
2005 to 2008

Source: STR and RKG Associates, Inc., 2008 Source: STR and RKG Associates, Inc., 2008 Source: STR and RKG Associates, Inc., 2008 Source: STR and RKG Associates, Inc., 2008
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3.5.5  Average Annual Room Rates and 
          RevPAR Trends

The average daily room rate charged by a 
hotel is an indicator of the quality and operating 
effi ciency of the hotel.  Hospitality venues that 
have a relatively high room rate within a given 
market generally offer more amenities and services 
and have a higher quality fi t-out.  This analysis only 
refl ects those hotels recognized as having higher 
average room rates and is not indicative of all hotels 
within the six-mile radius of Downtown.

Of the 23 hotels included in this analysis, average 
daily room rates have increased over the past six 
years from $67.83 to $96.86, for a 42.8% increase 
(Figure 3-6).   This increase in daily room rates 
occurred at the same time that the hotel room 
supply increased, occupancy levels stabilized, and 
the rate of infl ation during the period was roughly 
20%.  This suggests that the new hotels entering the 
market in recent years have brought a higher level 
of quality and have been able to charge higher 
room rates due to limited competition at the high 
end of the market.  For hotels such as the Battle 
House and the Renaissance, there are no real 
competitors offering comparable levels of service 
and amenities.  As such, their daily room rates far 
exceed the average daily room rate by 80% to 
250%.

Revenue per available room, or RevPAR, is one 
of the most important measurements in the hotel 
industry for measuring hotel effi ciency.  In contrast 
to average room rates, which refl ect the average 
daily rate charged for occupied rooms, RevPAR 

FIGURE 3-6: 
Daily Room Rate & RevPAR Trends 2002 to 
2007

Source: STR and RKG Associates, Inc., 2008

is a measure of average revenues per available 
room-night throughout the entire year.  For example, 
a 100-room hotel has 36,500 annual room-nights 
(100 rooms x 365 days per year).  If this hotel has an 
occupancy rate of 50% (18,250 room-nights) and 
gross revenue of $1,825,000 for a given year, then 
its average annual room rate would be $100 and its 
average annual RevPAR would be $50 (annual gross 
revenue/total annual room nights).

While the average room rate only measures current 
market pricing without regard to the effectiveness 
of that room rate, RevPAR measures the effi ciency 
of renting hotel rooms during low occupancy 
periods.  Therefore, hotels with high room rates 
may experience higher vacancy rates, resulting 
in lower RevPAR rates, while more aggressively 
priced competitors with higher occupancy rates will 
achieve a higher RevPAR and greater operating 
effi ciency.

The growth of RevPAR has slightly outpaced the 
growth in average daily room rates.  Between 
2002 and 2007, RevPAR increased 44.7% while the 
average daily room rate increased 42.8%.  This gain 
reveals that the hotels improved their operating 
effi ciency while raising room rates.  Although 
RevPAR slightly decreased from 2006 to 2007, 
the overall gain since 2002 suggests a modest 
strengthening of the hospitality market.

3.5.6  Hospitality Conclusions  

The Downtown is a major employment and 
cultural district within the central Gulf Coast region.  
However, there are only four high-quality hotels 
within the CBD.  The recently opened Hampton 
Inn on Royal Street added an additional 155 
rooms to the market and there could  be a long-
term potential market demand for additional 
business-class hotel rooms in the Downtown.  As the 
employment and tourism base of Mobile continues 
to grow, the amount of rooms in the CBD will need 
to grow as well to maintain its image and function 
as a destination city.  However, the market data 
indicates a recent decline in occupancy and 
demand from 2006 to 2007.  The short-term decline 
in occupancy and the addition of the Hampton Inn 
will likely fi ll short-term demand for hotel rooms in 
the CBD.  However, it is the consultants professional 
opinion that the market could support one or 
two more hotels in the fi ve- to ten-year future of 
Downtown if offi ce employment continues to grow 
and tourism development efforts are successful. 

3.6  Tourism Market Assessment

The hospitality and tourism industry in Mobile has also 
experienced a signifi cant level of recent investment.  
Several new hotels, a new cruise terminal, the 
Saenger Theatre renovation, and convention center 
expansion have all been tourism investments made 
in recent years.  Tourism is thought to be a signifi cant 
economic driver for the region as the Mobile Bay 
region reportedly welcomes more than 2.2 million 
visitors each year.

3.6.1  Convention Center

The recently constructed Arthur R. Outlaw 
Mobile Convention Center added 317,000 gross 
SF of exhibit, ballroom, and meeting space to 
Downtown.  Attendance at the Convention Center 
has steadily increased since 2005, from 191,220 
to 200,545 attendees in 2007. However, event 
days at the Convention Center slightly decreased 
from 529 events in 2005 to 525 events in 2007.  The 
Convention Center has all the modern amenities 
and technology needed to compete on a regional 
level with other comparable convention centers 
throughout the Gulf Coast region.

3.6.2  Civic Center

The Mobile Civic Center has served the city’s 
assembly needs since opening day in 1964.  The 
Civic Center is a cornerstone location for the Mobile 
Mardi Gras festival, and about 22 Mardi Gras 
events are held there each year.  In addition, the 
venue holds a large variety of family entertainment 
events, including ice shows, circus shows, monster 
truck rallies, and live Disney shows such as Winnie 
the Pooh.  The attached theater is also well used, 
and is host to the Mobile Opera, the Mobile Ballet 
Company, and a number of dance recitals.  

Because the Mobile Civic Center was built in 1964, 
it does not contain some of the amenities and 
technology found in more modern civic centers.  
The lack of modern facilities makes it diffi cult for 
the Civic Center to compete for events, and many 
larger rock concerts and music concerts book in the 
competitive markets of Biloxi and Pensacola.  

An analysis of the Civic Center Complex was 
conducted by Stafford Sports, LLC in 2006.  This 
report was used to identify short- and long-term 
facility improvements that need to occur in order 
for the venue to remain competitive with other 
facilities in the Gulf Coast Region, primarily Biloxi, 
Mississippi and Pensacola, Florida.   Some of the 
facility improvements mentioned in the report 

include increasing the number of parking spaces 
and locating them in a way that is more convenient 
to the lobby, redesigning concession stands to be 
able to cook on-site (food is currently cooked at 
the Convention Center and then transported to the 
Civic Center), modernizing restrooms and meeting 
spaces, and updating the façade and interior of the 
building with a more modern and welcoming look.  

In 2007, leading architecture and construction fi rm 
Ellerbe Becket was asked to complete a renovation 
feasibility study for the Mobile Civic Center.  The 
list of renovations was developed in conjunction 
with the facility’s operators and marketing staff 
and SMG, the management company for the Civic 
Center.  The total cost of renovations was estimated 
at between $14.7 million to $16.2 million.  However, 
some facility improvements presented in the Stafford 
report, such as redesigning the parking and layout 
of the facility, were not included in the Ellerbe 
Becket report.  Interviews with representatives of the 
Civic Center indicate a complete renovation would 
more likely cost between $30 and $40 million.

Summary of Renovations Recommended by 
Ellerbe Becket (Note: all costs in 2008 dollars and 
include both hard construction costs and soft 
costs.)

  Theater Lobby Renovation: $288,000 to $316,800
  Concession Renovation: $66,000 to $72,600
  New Concession Stand: $87,600 to 96,360
  Ticket Offi ce Renovation: $18,000 to 19,800
  New Ticket/Entry Vestibule: $240,000 to $264,000
  Reseat Theater with Existing Aisles/Existing Rows: 

$935,520 to $1,029,072
  Reseat Theater with Existing Aisles and New Row 

spacing: $984,000 to $1,082,400
  New Third Tier Balcony: $8,625,000 to $9,487,500
  Renovate Exposition Hall to Banquet Hall Level : 

$681,600 to $749,760
  Add Moving Partitions for Subdivided Rooms: 

$1,260,000 to $1,386,000
  New Banquet Support Pantry: $1,080,000 to 

$1,188,000
  Renovate Expo Banquet Lobby: $351,000 to 

$386,100

TOTAL COST* = $14,702,400 to $16,172,640

*Includes theater with new seat row spacing
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It is diffi cult to compare event days and attendance 
of the Mobile Civic Center with similar facilities in 
Biloxi and Pensacola.  Unfortunately, event days and 
attendance is market-sensitive information, and the 
consultant was not able to obtain information for the 
Pensacola Civic Center.  However, information from 
Biloxi is included in Table 3-12.  It is important to note 
that the Mobile Library underwent renovations from 
2005 to 2006 and relocated to Expo Hall during this 
time.  The large number of event days during these 
years is refl ective of the Library’s increased activity.  
Interviews with Mobile Civic Center representatives 
indicate that with the exception of 2005 and 2006, 
event days have consistently ranged between 280 
and 325 per year for the past 14 years.

Although the Civic Center is competitive with the 
Mississippi Coliseum in terms of the number of event 
days, attendance at the Coliseum is nearly double 
that of Mobile’s Civic Center.  This is primarily due 
to the large concert market that the Coliseum 
captures.  Interviews indicate that unlike the Mobile 
Civic Center, both Pensacola and Biloxi have a 
proven track record in selling concert tickets.  The 
more modern facilities also make the other arenas 
more desirable to concert promoters and agents.  
Also, it has also been noted that the sales tax on 
tickets in Mobile is higher (9.0%) compared to Biloxi 
(7.0%) and Pensacola (7.5%).  All of these factors 
combined may be putting Mobile’s Civic Center at 
a competitive disadvantage.

Although the Mobile Civic Center is an older 
building, interviews with Civic Center representatives 
indicate  that it is an important facility that fi lls a 
community need.  The Stafford report states, “Other 
than the lack of a minor league sports tenant and 
major concerts, the complex continues to function 
as a true Civic Center for the community.” However, 
it is highly recommended that improvements to the 
facility or rebuilding the facility in another location 
be implemented in order for it to remain competitive 
with other venues in the Gulf Coast region.    

3.6.3  Cruise Ship Industry

The Carnival Cruise Line Holiday began sailing from 
Mobile in October of 2004.  The 1,452 passenger 
ship makes four and fi ve-day trips to Cozumel and 
western Caribbean. This cruise ship has an estimated 
$20 million annual impact on the City.  According 
to the Mobile Bay Convention and Visitors Bureau 
(MBCVB), the number of cruises has increased each 
year, from 52 in 2005 to 79 in 2007.  As such, the 
number of passengers has increased from 86,483 
passengers in 2005 to 130,262 passenger in 2007.  
In fact, the cruise terminal has been so successful 
that Carnival Cruise Line is considering replacing 
the Holiday cruise ship with a larger 2,050 capacity 
Fantasy ship.  

There is a great potential for retail and hotel 
establishments to attract cruise passengers that 
may arrive early to the City.  As of report writing, the 
MBCVB is conducting survey research to determine 
the number of overnight stays that result from 
passengers that arrive a night early for their cruises.  
This report should be completed by October 2008.

3.6.4  Gulf Coast Exploreum Center/IMAX

The Gulf Coast Exploreum is a science museum 
located in Downtown.  The museum and IMAX 
theater attracted 274,405 visitors in 2007. The 
economic impact to the City in 2005 was estimated 
to be $12 to $15 million.  Both the museum and the 
IMAX draw residents from all over the County and 
the Gulf Shores region.

3.6.5  Tourism Development Implications

Downtown Mobile’s tourism development potential 
is largely unrealized at this stage in its development.  
Although the potential to expand this industry 
appears great, primary tourism venues such as 
the Convention Center, Civic Center, and cruise 
terminal are not operating at near their capacity 
for many different reasons.  In addition, the ability of 
Downtown merchants to capture tourism spending 
from visitors seems quite limited due to a fairly 

TABLE 3-12: 
Civic Center Comparison
2008

Source: RKG Associates, Inc., 2008

narrow business mix and poor physical connections 
between venues and retailers, restaurants, and 
specialty retailers. The  area also lacks a singular 
attraction or central gathering area for people to 
enjoy Downtown Mobile.  

While a new  maritime museum is scheduled to 
open on the Downtown waterfront and should draw 
between 100,000 and 200,000 visitors per year, the 
Downtown lacks the synergy of uses and physical 
connections to make tourism a bigger attraction.  
Attractions such as Fort Condé Village are physically 
constrained by their site, and the urban waterfront 
restricts public access due to the presence of the 
cruise terminal, the Convention Center, and the 
Alabama State Docks. While these factors add 
challenges to Mobile’s tourism development efforts, 
they should in no way discourage future initiatives 
to create new events, attractions, and enhanced 
tourism experiences in the Downtown.

3.7  Downtown Real Estate    
 Investments

In just the past 2½ years, Downtown Mobile has 
experienced an impressive level of reinvestment 
in new real estate developments. In addition to 
the RSA Offi ce Tower, which added over 534,000 
SF of offi ce space to the area, there were other 
investments that have bolstered the Downtown 
real estate market. In total, the Downtown added 
$344.14 million in new mixed-use, commercial, 
hospitality and residential space since 2006 (Table 
3-13).    

In addition to the  recently  constructed  and   
renovated residential projects such as the Mattress 
Factory Lofts, St. Louis Street Lofts, Clarkson 
Townhouses, Claiborne Apartments and Conti 
Street Apartments, there are a few more residential 
projects in the pipeline. A new condominium 
building at 250 St. Francis Street is planned, which 
will add about 32 new units to the Downtown.  
In addition, renovation of a warehouse into 
condominiums at 753 St. Louis Street will add 16 
more additional units.

New apartments are also being planned for 
Downtown.  The conversion of an auto parts building 
into apartments on St. Louis Street will add 16 units 
to the Downtown.  At the intersection of Congress 
Street and Washington Avenue, a new River City 
Granite residential project is planned to add 
apartments to the Downtown.  As of report writing, 
it is unknown how many units will be constructed as 
part of this project.

In terms of mixed-use development, renovation of 
the Gayfers Building on Dauphin Street is planned.  
This building will mix ground fl oor commercial space 
with condominiums on the upper stories.  In addition, 
the Dauphin Street Bakery and Dauphin Street Wine 
Bar are planned commercial spaces that will have 
condominiums above.  In total, the Bakery and Wine 
Bar projects will include about 3 residential units.

Three new hotel projects have brought on-line 
939 new hotel rooms at the Battle House Hotel, 
Renaissance Riverfront Hotel, and the recently   
completed Hampton Inn.  This has greatly impacted 
the Downtown’s ability to capture overnight visitors, 
as well as conference business at the Arhtur R. 
Outlaw  Mobile Convention Center on Water Street.  

TABLE 3-13: 
Major Investment Summary
City of Mobile

1. Unit estimates based on one unit equaling 850 SF.
Source: Downtown Alliance and RKG Associates, Inc., 2008
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However, one concern for Downtown Mobile 
is the dominant presence of the Retirement 
System of Alabama (RSA), which has accounted 
for more than 80% of this recent Downtown 
investment.  While the community has benefi ted 
greatly from these projects, it points to a long-
standing issue in Downtown Mobile, which is a 
lack of signifi cant private sector investment.  RSA 
is a public retirement system that invests some 
of its investment portfolio in real estate projects 
throughout the State of Alabama.  While the 
quality of RSA projects is extremely high, other 
players in the marketplace must follow RSA’s lead 
if Downtown is to achieve its revitalization goals.  
The same is true of local government investments, 
which in the past have been made without strong 
private sector participation.  In the future, public 
investments should be designed to leverage 
private sector investment.  In fact, some major 
private developments will require local government 
participation to be successful.  

The days when local governments made large initial 
public investments and took all the risk of urban 
redevelopment in the hopes that private investment 
would follow are largely in the past.  Today, fi scally 
savvy communities enter into performance-
based public/private partnership agreements 
with developers to leverage private sector-led 
redevelopment efforts.  This requires a more 
strategic use of limited public funds targeted at 
specifi c project elements that have a direct public 
benefi t, but also benefi t the private development 
and make it fi nancially feasible.

3.8  Implications

3.8.1  Residential Market

Downtown Mobile has experienced recent interest 
in  new condominium and apartment units.  In 
the past two years alone, 96 condominium and 
apartment units were added to the Downtown.  
However, interviews with real estate professionals 
indicate there is market demand for much larger 
apartment/condominium projects in the Downtown.  
One developer noted that the Downtown could 
support a large 400-unit apartment complex.  

There is some single-family housing in the northern 
portion of the Hank Aaron Loop, near Detonti 
Square, and also the southern portion of the Loop, 
near Church Street.  Although single-family homes 
in Downtown have spent more days on the market 
on average compared to the rest of the County, 
the sale activity has steadily increased in the past 
three years.  Conversely, sale activity in other areas 
of the County, and especially Baldwin County, 
has decreased during the same time period.  The 
downward trend in the Downtown’s average 
DOM coupled with the increase in sale activity is 
indication of a strengthening residential real estate 
market.  Interviews with brokers confi rm that more 
and more people are becoming interested in 
living in the Downtown. The recent investment in 
commercial and retail uses as well as rising energy 
prices were cited as reasons why more people 
are choosing to live in Downtown rather than the 
suburbs.  

An increase in demand for all types of housing, 
but especially  condominiums  and  apartments, 
could  result from the new ThyssenKrupp Steel 
mill currently under construction.  A total of 2,700 
jobs with average incomes between $50,000 and 
$65,000 annually will locate to Mobile once the mill is 
operational in 2010.  According to local real estate 
professionals, the ease of access from Downtown 
to the steel mill makes Downtown Mobile an 
attractive location.  However, currently there is not 
the appropriate housing stock in place to appeal 
to higher income households.  A combination of 
new single-family, condominiums and apartments 
are needed to capture these new households 
Downtown.  

In addition, new housing opportunities for more 
modest income households is something that 
needs to occur throughout the Downtown 
submarket, particularly in the neighborhoods 
located to the north and south of the CBD.  New 

housing development and rehabilitation programs 
are needed in these neighborhoods in order to 
reverse declining conditions and to attract more 
economically diverse households, particularly new 
homeowners.       

3.8.2  Retail Market

There have been a few new restaurants, bars, and 
gift shops that have opened in Downtown.  New 
retail interest in Downtown is evidenced by the 
number of storefronts on Dauphin Street that are 
currently being renovated.  Recent investments 
in the Saenger Theatre and the Crescent Theater 
will further add to the vibrancy of Downtown and 
help bring people to the CBD for arts and cultural 
events.  The area of Dauphin Street near the 
Saenger Theatre, in particular, is fast becoming 
an “entertainment district” that offers music and 
theater venues, as well as restaurants and bars.  
The added pedestrian traffi c created from the 
theater and music events will further demand for 
retail space.  However, it will be imperative for 
the Downtown to pursue a more balanced and 
complementary business mix in order to widen its 
appeal to a greater number of people and market 
segments.  The businesses opening on Dauphin 
Street are complementary uses, but are not broad 
enough to appeal to a wide variety of potential 
customers throughout the day, week and year.  The 
lack of specialty retailers, fi ne dining restaurants 
and sidewalk cafes limits the corridor’s appeal to 
families, cruise ship passengers, hotel guests, and 
day trip visitors.

3.8.3  Offi ce Market

The RSA Tower increased the Downtown offi ce 
supply by 30%, but according to interviews with real 
estate professionals, the Downtown has managed 
to maintain an 80% to 85% occupancy rate.  This is 
quite impressive considering the increase in total 
available space. However, some of the offi ce 
buildings Downtown are vacant as tenants moved 
over to the RSA Tower.  The competitive pricing of 
space in the Tower ($23.75/SF) further makes this 
an attractive location for Downtown Class A offi ce 
users.  However, local real estate professionals 
indicate that the vacancy in Downtown, which 
occurred as a result of the RSA Tower, will slowly 
began to reach previous occupancy levels.  

3.8.4  Hospitality/Tourism Market

As mentioned previously, there has been a large 
amount of recent hotel investment.  The Holiday 
Inn, Renaissance Riverview Plaza Hotel, and Battle 
House Hotel were all constructed in 2007 and added 
784 rooms to the Downtown, and the recently 
completed   Hampton Inn (December 2008) 
added another 155 rooms for a total of 939 rooms.  
Interviews with the MBCVB indicate that the new 
hotels are all performing as expected, if not better.  
The modern Convention Center,  as well as other 
tourist destinations such as the IMAX/Exploreum and 
success of the Carnival cruise line, further adds to 
the tourist draw and hotel opportunity in Mobile.

The Mobile Civic Center is an important community 
asset, but the building is dated and does not have 
the potential to draw top-level performers for 
concerts that other competitive civic centers are 
able to attract.  Major renovations to the facility, 
or a new Civic Center, are necessary in order for 
the facility to remain competitive.  The City will 
need to make an important decision as to whether 
to renovate the existing facility, construct a new 
building, or go without a Civic Center.  Regardless 
of the decision and course of action, the Civic 
Center brings family-oriented entertainment to the 
community and hosts many of the City’s annual 
Mardi Gras balls and events. 
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4.1  Introduction

The following Retail Market Analysis provides an 
overview of the supply and demand characteristics 
of the Downtown submarket and its future potential.   
Future potential is calculated, in terms of new retail/
service building square feet that the study area 
population can support now and in the future. A 
separate estimate of Midtown North and Midtown 
South Neighborhoods was conducted to show the 
retail potential of these specifi c neighborhood trade 
areas.  This section also identifi es future business 
recruitment targets in those merchandise categories 
that are “leaking” sales into other markets.  This is 
done by examining factors such as store inventory, 
consumer household demand, and the proximity of 
competing retail stores and centers.  

4.2  Methodology

RKG’s retail market analysis required collecting 
data from primary fi eld observations, interviews, 
and secondary sources such as ESRI, Inc. and 
DemographicsNow, providers of local and regional 
retail market data.  Specifi cally, the following 
narrative provides an overview of the process used 
by the consultant to determine the market potential 
for the Downtown submarket.

4.2.1  Primary Trade Areas

RKG established a series of Primary Trade Areas 
(PTAS)  which were defi ned by geographic 
boundaries around the CBD and the Midtown 
North and Midtown South Neighborhood.  A retail 
trade area is part of a dynamic system and today’s 
consumers are mobile, and will make choices on 
where to shop based on several factors including: 
1) personal preferences, 2)  general availability and 
pricing of goods and services, (3) accessibility of 
shopping opportunities, and (4)  convenience of 
shopping options at home, work, and on-line. To 
this end, this analysis considered the local market, 
as well as areas that offer competitive shopping 
alternatives for consumer dollars.  

The PTA represents the geographic area from which 
the majority of local sales are generated.  This area 
generally represents 75% to 85% of a given business  
customer base.  For this analysis, RKG created a 
3-mile radius that has a center point in the middle 
of the Hank Aaron Loop.  This area covers the 
study area, as well as portions of Mobile located 
directly outside the study area where residents are 
likely to shop in the Downtown.  For the purposes 

of this analysis, the trade area is identifi ed as the 
“Downtown Core” and is shown in Exhibit 4-1.  

RKG also identifi ed neighborhood PTAs for the 
smaller neighborhood commercial corridors within 
the study area.  The Midtown North PTA was 
centered around the commercial corridors at Dr. 
Martin Luther King, Jr. Avenue, upper Dauphin Street, 
and Spring Hill Avenue.  The Midtown South PTA was 
positioned around Houston Street, Broad Street, and 
the areas surrounding the Ladd-Peebles Football 
Stadium.

An additional retail analysis of the Secondary Trade 
Area (STA), which included both Baldwin and Mobile 
Counties, was prepared to estimate the potential 
retail sales captured from the regional households 
located outside the Downtown.  Downtown Mobile 
is a primary employment, shopping and visitor 
destination, and as such, it attracts employees, 
shoppers and visitors from throughout the two 
counties.  This regional demand translates into 
additional supportable square footage in the 
Downtown. 

Downtown Retail Business Area
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EXHIBIT 4-1: 
Primary Trade Area Map



NE W PL A N F O R MO B I L E
Appendix 4.0 -  Retai l  Market Analys isA4.4

4.2.2  Supply-Side Analysis

RKG Associates prepared a supply-side analysis of 
retail sectors in the Downtown Core, as well as the 
Midtown North and Midtown South residential areas.  
This was done to gain an understanding of the level 
of retail and service businesses currently operating 
within the Downtown submarket.  RKG obtained 
retail sales capture data from ESRI, Inc, a private 
data vendor that tracks supply and demand trends 
within retail market sectors.  This data provided the 
consultant with a detailed breakdown of retail sales 
in the primary and secondary trade areas in 24 major 
retail merchandise segments (e.g., grocery stores, 
drug stores, department stores, etc.). 

The consultants also inventoried the existing 
retail and service businesses operating within 
the commercial corridors in the study area. The 
businesses within the Hank Aaron Loop, as well 
as the commercial corridors outside of the Loop 
including Government Street, Dauphin Street, Dr. 
Martin Luther King, Jr. Avenue, Spring Hill Avenue, 
Broad Street, and the southern portion of Houston 
Street, were inventoried. This was done to gain a 
better understanding of the businesses operating 
within the study area. The fi eld analysis included 
windshield surveys to examine the general condition 
of retail establishments, vacancy levels, and types of 
businesses.  

As part of the supply-side analysis, RKG calculated 
the average sales per square foot by store type 
based on the Urban Land Institute’s (ULI) Dollars 
and Cents of Shopping Centers publication, which 
provides sales per square foot averages for various 
retail types throughout the United States. In order 
to more accurately represent the local market, 
RKG adjusted the national ULI data based on the 
difference in gross sales per store for Mobile County, 
as compared to the national average. The locally 
adjusted average sales per square foot fi gures for 
each of the market segments were then used to 
estimate retail sales capture rates and to make 
projections.  

4.2.3  Demand-Side Analysis

Utilizing household consumer expenditure data 
from ESRI, RKG was able to calculate the potential 
demand for goods and services for the Downtown 
Core, Midtown North, and Midtown South trade 
areas in a format directly comparable to the supply 
side data.  In addition, Mobile attracts tourists to the 
Downtown, which generates additional demand 
for retail goods and services. Tourist attractions in 

Downtown Mobile include the Exploreum Science 
Museum and IMAX, the Carnival Cruise Line, and the 
Civic Center and Convention Center. These visitors 
make purchases at retail establishments, restaurants, 
and other establishments and thereby improve the 
sales capture of Downtown businesses. However, 
visitors differ from the local population in that they 
make purchases in specifi c merchandise categories 
such as food and beverage stores, and food service 
and drinking places.  

The consultants adjusted the demand from tourists 
and visitors by obtaining the number of annual 
visitors to the Exploreum/IMAX, the Civic Center, 
Convention Center, and estimating the number 
of visitors that might overnight in Mobile before 
boarding their cruise. The annual spending for each 
of the categories of visitors was then allocated to 
the different retail segments based on their spending 
patterns.  The new visitor demand was then added 
to the local household demand to provide a more 
accurate estimate of total retail spending in the 
Downtown Core trade area.

Although the Mardi Gras event draws a large 
number of people to the Downtown on an annual 
basis, the consultant was not able to adjust the retail 
demand estimates to account for this event.  Such 
estimates were  beyond the scope of this analysis, 
and while Mardi Gras generates additional retail 
demand, it is diffi cult to prepare reliable estimates of 
the spending impact of this event without surveying 
the visiting population and Downtown businesses.  In 
all likelihood, some of the demand generated from 
Mardi Gras visitors is captured in the Civic Center 
attendance fi gures, which is the host facility for 
Mardi Gras balls and functions.  

RKG also adjusted the consumer expenditure 
fi gures to account for spending that occurs outside 
traditional retail establishments.  In lower income 
urban neighborhoods, a percentage of retail 
spending is not captured or reported as sales to 
established businesses.  This is because people trade 
with others on a cash basis for services or goods 
not purchased from licensed business operations.  
For example, a local repair person might provide 
junk removal for local residents as a side business 
or someone else might make fl oral arrangements 
for weddings and funerals as a hobby business.  It 
was revealed through interviews that some study 
area sales occur in this manner.  In studies of other 
urban communities, including “Market Potential of 
Inner-City Neighborhoods: Filling the Information 
Gap,” by the Brookings Institution Center on Urban 
Metropolitan Policy, these expenditures can equal 

as much as 20% of the reported sales activity.  This 
grossly underestimates the consumer spending 
potential of urban communities.

For the purposes of this analysis, RKG estimated 
that as much as 20% of consumer spending by 
trade area residents is not being captured in the 
retail sales data.  As such, the consultants adjusted 
the consumer expenditure fi gures to account for 
this spending, as there is potential to attract these 
expenditures back into the traditional market.  The 
result of this analysis provides estimates of how 
much local businesses could be captured from local 
residents.  

4.2.4  “Sales Leakage” Analysis

RKG compared estimated captured sales by local 
establishments against total household spending 
potential based on household income levels and 
established spending patterns.  The result of this 
effort reveals the extent of “sales leakage” or “sales 
surpluses” present in each market segment.  Sales 
leakage is the gap between local demand for retail 
goods and the amount of sales captured by local 
establishments.  A high sales leakage indicates 
consumer demand is greater than the ability of local 
businesses to capture that demand.  Commonly, 
consumers typically make retail purchases outside 
their primary trade area.  Because 100% of consumer 
spending is not captured by local businesses, it is 
said to have “leaked” to other businesses outside 
the local trade area.  In such cases, conventional 
wisdom suggests that there may be opportunities for 
existing businesses to expand their product lines and 
for new local businesses to be created to capture 
this unmet spending potential.

In contrast, an area has a “sales surplus” when 
captured sales exceed local demand.  These 
situations indicate the trade area has a market draw 
beyond the local population or certain businesses 
are pulling sales in from outside the primary market.  
Markets attract consumers from outside their primary 
trade areas as they become known for specifi c 
niche products or services or they develop a 
concentration of business activity. A good example 
of a market draw is a regional shopping mall.  Malls 
typically have dozens of retailers offering a wide 
range of goods located in one place, making it 
more convenient for shoppers. As a result, they draw 
customers from a larger geographic region than if 
the stores attempted to locate independently.

However, the market data needs to be considered 
in the context of data from the greater surrounding 

area, as well as in combination with other factors 
such as local competition, market compatibility and 
consumer preferences.  In other words, if the data 
indicate a particular market segment has a high 
sales leakage in one of the Downtown trade areas, 
it does not necessarily signal an opportunity.  For 
example, the data for the Downtown Core trade 
area may indicate the potential for 70,000 square 
feet of building material and supply stores in the 
study area.  However, a Home Depot is located 
on Airport Boulevard approximately 5 miles from 
the Downtown.  As such, a similar building material 
store within the Downtown submarket may not 
be able to compete with a  Home Depot in such 
close proximity.  In this example, it may be better 
to try to attract retailers that offer slightly different 
product lines but meet similar consumer needs (i.e. a 
hardware store).  

It should be noted that the supply-demand analysis 
is only an indicator of the relative level of demand 
within each study area rather than an absolute 
target.  Each geographic area studied in this 
analysis is unique, and market implications have 
been presented in comparison to the surrounding 
neighborhoods and market.  In short, the following 
retail market analysis provides an assessment of the 
potential for the Downtown Mobile study area based 
on the factors detailed above.  
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4.3  Establishment and Sales Trends

Retail establishment and sales data were collected 
from the Economic Census of Retail Trade, published 
by the U.S. Bureau of the Census.  The Economic 
Census is a profi le of the American economy 
conducted every fi ve years.  At the time of this 
writing, the data from the 2007 Economic Census 
had not been published, and as such, the trend 
information refl ects the most recent data available. 

4.3.1  Establishment Trends

During the 5-year study period, there was an 
increase in establishments (111 new stores) in Mobile 
and Baldwin Counties (Figure 4-1).  The largest 
increase was in general merchandise stores, which 
includes department stores and those stores that 
sell a number of lines of merchandise, such as dry 
goods, apparel and accessories, furniture and 
home furnishings, from one location.  Other stores 
that experienced comparatively large increases 
in establishments included furniture stores (25 
new stores), clothing stores (16 new stores), and 
electronic and appliance stores (8 new stores).  

However, certain types of stores decreased in  
number of establishments.  Health and beauty 
stores experienced the largest decrease (62 stores) 
of any store type.  Sporting goods and bookstores 
(13 stores), motor vehicle and parts dealers (4 
stores), and food and beverage stores (2 stores) also 
experienced a decline in establishments. Although 
these establishments declined from 1997 to 2002, it 

should be noted that this data does not account 
for the large increases in retail development that 
Baldwin County experienced in the years following 
2002.

4.3.2  Retail Sales Trends

Total retail sales experienced a net increase 
of $64 million from 1997 to 2002 in Baldwin and 
Mobile Counties (Figure 4-2).  Interestingly, health 
and beauty stores and motor vehicle/parts 
dealers declined in  number of establishments yet 
experienced an increase in gross sales.  This indicates 
that despite the decrease in establishments, there 
was still market demand for these types of stores, 
and the loss of establishments bolstered the sales of 
the remaining businesses.   

Other categories that experienced an increase 
in sales include general merchandise ($74 million 
increase) and electronic and appliance stores 
($10 million increase).  However, food and 
beverage stores, which experienced a decline in 
establishments, also experienced a decline in gross 
sales ($111 million decline).  Other categories that 
declined in gross sales include building material 
and gardening stores ($87 million decline) clothing 
stores ($8 million decline), and sporting goods 
and bookstores ($4 million decline) Although it 
is important to note those categories that have 
historically decreased in sales, this data cannot 
be taken at face value.  There has been a large 
amount of development since 2002, especially in 
Baldwin County.  The Eastern Shores center alone is 
comprised of 70 stores and opened in 2004.  

FIGURE 4-1: 
Retail Establishment Trends
Mobile and Baldwin Counties; 1997 to 2002

Source: U.S. Bureau of the Census and RKG Associates, Inc., 
2008

FIGURE 4-2: 
Annual Retail Sales (in $millions)
Mobile and Baldwin Counties; 1997 to 2002

Source: U.S. Bureau of the Census and RKG Associates, Inc., 
2008

4.4  Retail Supply Analysis

RKG Associates conducted a fi eld analysis of the 
main retail commercial corridors including the 
Hank Aaron Loop, Government Street, South Broad 
Street, Outer Dauphin Street, Dr. Martin Luther King, 
Jr. Avenue, Spring Hill Avenue, and Houston Street.  
The following section provides an inventory of 
establishments for each area, using a combination 
of fi eld observations and property assessment 
records provided to the consultant from the Mobile 
County Revenue Commission.  

4.4.1  Business Inventory

a. Hank Aaron Loop
The Hank Aaron Loop contains 5.3 million SF of 
commercial building space (Figure 4-3).  The 
commercial space within the Hank Aaron Loop is 
dominated by offi ce uses.  The newly built RSA Offi ce 
Tower alone contains approximately 534,000 SF 
of space.  Other large offi ce buildings such as the 
Regions Bank Building at 107 St. Francis Street (60,000 
SF) and 118 N. Royal Street (40,000 SF) contribute to 
the large offi ce presence in the Loop.  In addition, 
there are smaller offi ce spaces located along 
Dauphin Street and Government Street.  

Dauphin Street is the primary retail corridor within the 
Loop.  Local restaurants such as Spot of Tea, Busaba 
Thai Cuisine, and Hurricane Brewing are located 
here as well as gift shops, clothing shops, and bars.  
In fact, Dauphin Street is fast becoming known as an 
“entertainment district.”  Venues such as the recently 
renovated Saenger Theatre, located just south of 

FIGURE 4-3: 
Downtown Business Mix
Hank Aaron Loop; By Building SF

Source: RKG Associates, Inc., 2008

Dauphin Street, Crescent Theater and Soul Kitchen 
Music Hall are music, art and theater venues that 
attract visitors from all over the region.  The added 
pedestrian traffi c created from events at these 
venues helps to support other retail establishments 
such as bars and restaurants.

There is approximately 72,100 SF of Marine Services 
building square feet on the Downtown waterfront.  
The Alabama State Docks, Bender Ship Building 
and Repair, and Austal U.S.A. comprise the marine 
services square footage along the waterfront.   The 
shipbuilding and port industries contribute to the 
large employment base in the City.  In fact, Austal 
has plans to add 1,000 workers to its facilities in the 
next fi ve years.

b. Government Street
The consultant inventoried the Government Street 
commercial corridor, which extends from Broad 
Street to Houston Street.  Government Street is 
characterized by large oak trees that line the 
boulevard, as well as large historic homes mixed 
in with newer offi ce and retail establishments.  The 
predominant use in the Government Street corridor 
is offi ce space (306,554 SF), which comprise almost 
half of the total commercial building square footage 
(Figure 4-4).  In addition to offi ce buildings, there are 
also retail establishments located along this corridor.  
The “Shops at Midtown” was constructed in 2005 
and contains tenants such as Starbucks and Quiznos.  
Just west of the Shoppes at Midtown is a Winn-Dixie 
grocery store.  The Winn-Dixie is the largest grocery 
store in the study area.

FIGURE 4-4: 
Downtown Business Mix
Government Street; By Building SF

Source: RKG Associates, Inc., 2008
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c. Outer Dauphin Street
The outer Dauphin Street corridor extends from 
Broad Street to Houston Street.  Dauphin Street is a 
comparatively smaller corridor and contains only 
253,459 SF of commercial building square feet with 
roughly 160,000 SF categorized as offi ce space 
(Figure 4-5).  Similar to Government Street, the 
Dauphin Street corridor is characterized by historic 
homes, some of which have been converted to 
offi ce uses, and large oak trees.  Retail uses account 
for approximately 75,000 SF of space.  There is also a 
bed and breakfast located on Dauphin Street, which 
accounts for  hospitality use.  The lower Dauphin 
Street corridor was inventoried as part of the Hank 
Aaron Loop District.

d. South Broad Street
The South Broad Street commercial corridor extends 
from Canal Street south to Interstate 10.  Unlike 
the commercial corridors discussed previously, the 
largest percentage of commercial building space 
is categorized as retail (Figure 4-6).  The majority of 
the retail space is comprised of a Sav-A-Lot Food 
store located at the intersection of Canal Street 
and Broad Street, and a Circle K Food store located 
at the Texas Street and Broad Street intersection.  
Both these grocery stores serve the residents in 
the neighborhood; however, they have a limited 
selection of foods as compared to larger grocery 
stores, such as the Winn-Dixie.  The personal and 

business services building square footage is primarily 
salons and hair care establishments.  There is also a 
cleaner and laundromat located in this corridor.

There are four offi ce buildings on Broad Street.  Two 
of the offi ce buildings are located at the intersection 
of Canal Street and Broad Street.  There is also a 
large offi ce building at the intersection of Broad 
Street and Delaware Street, and a smaller offi ce 
building located at Broad Street and Elmira Street.  
Although there is some offi ce space on Broad Street, 
the commercial corridor is primarily characterized by 
food stores, auto repair stores, and gas stations.

e. Houston Street
The Houston Street commercial corridor extends 
north and south on Houston Street, as well as portions 
of Tennessee Street near Ladd-Peebles Stadium.  
The Houston Street corridor is one of the smallest 
commercial corridors in the study area.  However, 
there is great potential for an expanded retail base.

The existing retail establishments are primarily 
located near Ladd-Peebles Stadium on Houston 
Street.  The corridor is characterized by warehouses 
and auto repair establishments.  Although there is a 
comparably large amount of offi ce space (Figure 4-
7), most of the offi ce spaces are fl ex/offi ce buildings.  
Of the retail establishments, there is a lumber retailer, 
and also a few bars and limited-service eating 
establishments.  The personal services in the area 
include salons and car washes. 

FIGURE 4-5: 
Downtown Business Mix
Outer Dauphin Street; By Building SF

Source: RKG Associates, Inc., 2008

f. Dr. Martin Luther King, Jr. Avenue
The Dr. Martin Luther King,  Jr. Avenue commercial 
corridor is the smallest commercial corridor in 
the study area.  According to interviews with 
community members, this corridor was once a 
vibrant commercial district for area residents.  
However, many retailers have since moved out 
of the neighborhood and some portions of MLK 
Avenue that once housed commercial uses have 
converted into residential single-family homes (Figure 
4-8).  However, there are still some retailers along 
the Avenue, including a small strip center near the 
intersection of Broad Street and MLK Avenue.  There 
are also a few hair and nail salons including Healthy 
Trends Hair and Nail Salon and Sharon’s Hair Care.

The large amount of offi ce space is representative 
of the Franklin Memorial Medical Center.  The health 
center is a private non-profi t health center that is 
open to all people.  Services at the health center 
include adult medicine, pediatrics, medical social 
work and transportation services.  

FIGURE 4-6: 
Downtown Business Mix
South Broad Street; By Building SF

Source: RKG Associates, Inc., 2008

FIGURE 4-7: 
Downtown Business Mix
Houston Street; By Building SF

Source: RKG Associates, Inc., 2008

FIGURE 4-9:
Downtown Business Mix
Spring Hill Avenue; By Building SF

Source: RKG Associates, Inc., 2008

g. Spring Hill Avenue
The Spring Hill commercial corridor is the portion 
of Spring Hill Avenue that extends from Broad 
Street west to the hospital corridor between Spring 
Hill Avenue and St. Stephens Road.  This corridor 
contains over 1 million square feet of building space 
(Figure 4-9).  The majority of uses in this area are 
medical  and are located along Spring Hill Avenue.  
Retailers in the corridor include fast-food restaurants 
and convenience stores, which are concentrated 
at the intersection of Spring Hill Avenue and 
St. Stephens Road.  There may be opportunity 
to establish Spring Hill Avenue as a health and 
medical technology corridor.  Such a corridor would 
build upon the existing medical and technology 
establishments. 

FIGURE 4-8: 
Downtown Business Mix
MLK Avenue; By Building SF

Source: RKG Associates, Inc., 2008
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4.4.2 Vacancy and Condition

Part of the fi eld inventory included an evaluation of 
major ground fl oor vacancy and buildings in poor 
condition.  Areas with vacant and substandard 
conditions could be future opportunity areas for 
reinvestment.  In order to assess building conditions, 
the consultant compared the average value per 
square foot of building space for the study area 
to the specifi c parcel’s average building value 
per square foot.  The result is a graphic depiction 
of each parcel’s building value as it compares to 
the average for the study area. Generally, those 
buildings that have lower building values tend to 
be in poorer condition.  This assessment does not 
include upper fl oor vacancy, which is not discernible 
from street level and often requires building access.

a. Hank Aaron Loop
Based on RKG fi eld observations, there is roughly 
301,816 SF of vacant space within the Hank Aaron 
Loop.  A large portion of this square footage is 
attributable to the vacant warehouse on Water 
Street.  This warehouse is almost 79,000 SF.  There 
are also large vacant buildings located in the 
warehouse/industrial areas on St. Louis Street and 
St. Anthony Street.  Generally, vacancy is related 
to condition of buildings, and many of the vacant 
buildings in this area also have lower building values 
as compared to the average for the study area.  

There are also vacancies along Dauphin Street.  
However, this street has also experienced recent 
investment, including the Hurricane Brewing 
Company, renovation of the Saenger Theatre, 
and projects currently under construction such 
as the Dauphin Street Wine Bar and Bakery.  It will 
be pivotal for investment to continue to occur on 
Dauphin Street in order to create a more vibrant 
Downtown.

b. Government Street
The Government Street corridor has comparatively 
little vacant square footage.  Total vacancy for this 
corridor is about 1,900 SF.  The average building 
values on Government Street are generally above 
average for the study area, indicating good building 
conditions. However, it should be noted that 
many offi ce buildings on Government Street have 
experienced increased vacancy inside the buildings.  
Interviews with real estate professionals indicate that 
many offi ces on Government Street experienced 
increased available space due to tenants moving to 
the newly constructed RSA Tower.

c. Dauphin Street
Dauphin Street is very similar in character 
to Government Street.  The buildings are in 
comparatively good condition, and there are 
not many building vacancies along this corridor. 
However, there is a cluster of building vacancies 
towards the western boundary of the corridor. These 
three buildings comprise 11,757 SF of vacant building 
space.  

d. Broad Street
There is 16,228 SF of vacant commercial square 
footage in the Broad Street corridor.  In addition 
to containing vacant square footage, many of 
the buildings along this corridor have lower than 
average building values, which indicate poor 
building conditions.  The vacancies are  located  at  
the northern end of the corridor, near the Emerson 
Gardens Elderly Apartments, and at the southern 
end of the corridor near the intersection with 
Baltimore Street.  

e. Houston Street
There is over 55,700 square feet of vacant building 
space in the Houston Street corridor.  Much of 
this    space are vacant warehouses located on 
Tennessee Street adjacent the football stadium.  
There is also a large amount of vacant lots located 
on Houston Street, just south of the intersection with 
Tennessee Street. This area may have opportunity to 
build upon the visitorship and foot traffi c generated 
from the University of South Alabama football games 
and Senior Bowl.  

f. Dr. Martin Luther King, Jr. Avenue
The majority of vacant buildings on Dr. Martin Luther 
King, Jr. Avenue are located at the small shopping 
center near the intersection of Marmotte Street and 
MLK Avenue.  There is a police precinct mini-station 
operating out of the center, but the majority of 
storefronts remain vacant. In addition to vacancies 
at  the  small shopping center, there is also a vacant 
building near the intersection of Marshall Street 
and MLK Avenue, as well as a vacancy at the 
intersection of Kennedy Street and MLK Avenue.  

g. Spring Hill Avenue
The area between Spring Hill Avenue and St. 
Stephens Road is a thriving medical corridor.  
However, there are some vacancies along Spring Hill 
Avenue, located near the intersection of Ann Street 
and Spring Hill Avenue.  If commercial reinvestment 
were to occur, this area could serve as a main 
retail draw for both residents in the community and 
workers who commute to and from the hospitals.  In 
total, there is 21,053 SF of vacant space along this 
corridor.

4.4.3  Downtown Traffi c Counts

RKG obtained two-way, Average Daily Traffi c (ADT) 
counts to get a sense of traffi c levels within the 
study area.  Areas of high traffi c fl ow are typically 
best suited for most retail and service businesses, 
which rely heavily on access and visibility for walk-in 
customers.  For most national retailers and volume 
establishments, daily traffi c counts of 12.000 to 15,000 
vehicles and higher are considered desirable.  

The data was obtained from ESRI who contracts with 
MPSI DataMetrix for access to their traffi c database 
which contains traffi c information from over 6,000 
sources that include departments of transportation, 
local governments and municipalities.  As shown 
on Exhibit 4-2, certain intersections contain a 
higher traffi c count than others.  Streets with higher 
traffi c counts can typically support higher levels of 
commercial square footage, as more cars equate to 
a higher amount of potential customers.  

Government Street is one of the Downtown’s main 
commercial corridors and many people use this road 
to enter Downtown or to access Interstate 10 and 
the tunnel to Baldwin County.  Near the Government 
Center and the tunnel, ADT exceeds 21,000 vehicles 
per day.  In excess of 15,000 vehicles travel through 
the intersection of Government and Broad Streets 
and roughly 11,500 ADT have been reported in outer 
Dauphin Street.  Once inside the Hank Aaron Loop, 
there are lower traffi c counts at specifi c intersections.  
This is because the traffi c is spread out over the 
entire business district.  However, there is opportunity 
and enough traffi c to substantiate new investment 
along most streets within the CBD.

The neighborhood commercial corridors generally 
do not have the traffi c volume seen around the 
Hank Aaron Loop.  One exception is the Spring Hill 
Corridor at Houston Street where over 21,000 ADT 
have been recorded.  The high amount of traffi c 
passing through this area is likely due to the large 
amount of employees working at the Children’s and 
Women’s Hospital and the Mobile Infi rmary Medical 
Center.  There is great potential, especially at the 
key intersection of Ann Street and Spring Hill Avenue, 
for new commercial investment that will in part be 
supported by the traffi c generated from the medical 
corridor.  

Although the commercial corridors of Dr. Martin 
Luther King, Jr. Avenue and the Houston Street 
Avenue have less ADT, both traffi c counts are 
above 5,000 trips per day.  In fact, the MLK Avenue 
intersection with Pine Street experiences almost 6,000 
vehicles per day.  It is also important to note that the 

amount of traffi c in the MLK Avenue commercial 
corridor will likely increase as the 387 unit HOPE VI 
project reaches completion.

The most signifi cant daily traffi c volumes are 
observed on Interstate 10 south of the CBD, 
where over 65,000 ADT occur at the river crossing 
into Baldwin County.  This data indicate that the 
potential for the Downtown to capture greater 
numbers of visitors is much greater than what is 
currently being realized.   
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EXHIBIT 4-2: 
Average Daily Traffi c Counts
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4.4.4  Estimated Sales Per Square Foot

As described previously, RKG calculated average 
sales per square foot by comparing national sales 
performance data to Mobile County data and 
adjusting for local differences for each major retail 
category, as well as for infl ation.  The ULI Dollars and 
Cents sales per square foot refl ected 2006 values, 
and as such, the consultant adjusted these values to 
2008 dollars. 

This data indicate that many retail categories in 
Mobile are performing below the national average 
in terms of annual sales per store (Table 4-1).  For 
example, fl orists are only achieving 55.6% of sales per 
store as compared to the national average.  In fact, 
12 of the 24 retail categories are capturing less than 
the national average of sales per store.  

It should be noted, however,  that Mobile captures 
well over the national average in certain categories 
such as furniture and home furnishing stores, offi ce 
supplies, used merchandise, and lawn and garden 
equipment.  Mobile County is a main population and 
retail center in the Gulf shores area, and as such, 
attracts a large number of people to the County for 
shopping.  

The consultant also calculated the number of stores 
per person in each retail category for both the 
United States and Mobile County.  It is interesting to 
note that in the cases where the sales per store ratio 
is substantially higher in the County, there is often 
a lower amount of stores per person.  For example, 
offi ce supply sales per store in Mobile exceed the 
national average by 318%.  However, compared 
to the amount of offi ce supply stores per person in 
the U.S., the County has substantially less stores per 
person (.46 stores per person).  Areas where there 
are less stores per person yet high sales per store 
signal opportunity for market expansion.  According 
to Table 4-2, there could be market demand and 
support for more home furnishing stores, lawn and 
garden stores, jewelry and luggage stores, book and 
music stores, offi ce supply stores, and full and limited-
service eating establishments. 

4.4.5  Captured Local Spending

Retail capture estimates were calculated for the 
Downtown Core, Midtown North, and Midtown South 
commercial areas from ESRI.  In total, RKG estimates 
the Downtown Core trade area, which covers the 
entire study area, captures over $248.2 million in 
retail sales (Table 4-2).  However, the data suggest 
that there is a limited supply of sales for certain 

categories including lawn and garden stores, book 
and periodical stores, and department stores.

Health and personal care stores capture the largest 
amount of sales in all the trade areas.  Grocery 
stores also capture a large amount of sales in all the 
trade areas.  However, the Midtown North trade 
area has no supply of sales in the lawn and garden 
equipment stores, shoe stores, and full-service 
restaurants categories.  The Midtown South trade 
area had a no supply of sales in jewelry and luggage 
stores, clothing stores, department stores, home 
furnishing stores, and lawn and garden supply stores.

The STA, comprised of Baldwin and Mobile Counties, 
captured $6.9 billion in sales in 2007.  Interesting to 
note, the Downtown Core trade area captured only 
3.6% of the sales in both counties, indicating that the 
Downtown submarket is a minor retail center within 
the region.  

4.4.6  Regional Competition

The regional commercial competition is primarily 
located along Airport Boulevard in Mobile and in the 
cities of Spanish Fort and Daphne in Baldwin County.  
Exhibit 4-3 shows the location and proximity of major 
retail centers in comparison to the study area.  

a. Airport Boulevard
Airport Boulevard is home to the large retail shopping 
centers of Springdale Mall and Bel Air Mall.   Both 
these shopping centers are approximately 5 miles 
from the study area.  Bel Air Mall is a 1.3 million SF 
indoor shopping center that contains approximately 
130 retail establishments.  Mall anchors include Sears, 
Dillard’s, and JC Penney.  Springdale Mall is located 
right across the street from the Bel Air Mall.  This is 
a smaller shopping center that contains 788,933 
SF of retail space, and is characteristic of an auto-
oriented shopping plaza.  Mall anchors include 
Staples, Burlington Coat Factory, Best Buy and Sam’s 

Club.  At the time of the report, both the Linen’s 
and Things and Goody’s Family Clothing store at 
Springdale Mall were about to close.    

In addition to the malls, Festival Center is located 
along Airport Boulevard.  This large strip center 
contains 487,628 SF of commercial space and 
includes such stores as Marshalls, Circuit City and 
Michaels Arts and Crafts.  

It is important to note that Schillinger Road, 
located proximate the Mobile Regional Airport, is 
a main commercial corridor.  Schillinger Road is 
located slightly further away from the study area 
(approximately 11 miles).  However, the proximity to 
the airport and large variety of retailers makes this 
road a convenient “one-stop” shopping experience 
for residents of Mobile.  Establishments include 
Walmart, Target, Home Depot, and Lowe’s Home 
Improvement.   

TABLE 4-1: 
Estimated Average Annual Sales Per Square Foot
Adjusted for Regional Performance

Source: ULI Dollars and Cents, ESRI, and RKG Associates, Inc., 
2008

TABLE 4-2: 
Estimated Captured Spending by Local Businesses
Downtown Core, Midtown  North, and Midtown South Trade Areas

Source: ESRI and RKG Associates, Inc., 2008
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EXHIBIT 4-3: 
Competitive Retail Centers

789
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b. Baldwin County
There is a large amount of new retail development 
located just across the river in Baldwin County.   The 
main retail center is the Eastern Shores Centre, 
located in the City of Spanish Fort, approximately 
a 10- to 15- minute drive from the Downtown.  
The Eastern Shores Centre is an open-air lifestyle 
shopping center that opened in 2004 and contains 
560,350 SF of retail space.  The anchors at the center 
include Dillard’s, Belk, and Barnes & Noble.

Spanish Fort is also home to the Spanish Fort Town 
Center project, which is currently under construction 
and is located just north of the Interstate 10 and 
State Highway 90 intersection.  This project is an 
830,000 SF mixed-use development that will include 
retail, apartment, hotel, offi ce, and auto park space.  
The center will be anchored by a JC Penney and 
Bass Pro Shop.  Also planned to occupy retail space 
at the Town Center is a Circuit City and Kohl’s, as 
well as family-style restaurants.  

The City of Daphne has many fast food restaurants, 
some smaller strip shopping centers that contain 
retail establishments such as salons, grocery stores, 
video stores, as well as larger big-box retailers and 
hotels.  A Hampton Inn and Hilton Garden Inn are 
located directly off Interstate 10 and Highway 
90.  Also near this intersection is Jubilee Square, a 
large 355,088 SF strip center style development that 
includes establishments such as Hobby Lobby, Offi ce 
Depot, Home Depot and Pier One Imports.  Heading 
south on State Highway 98 is a Walmart Super Center 
and a Target.  

4.4.7  Conclusions

In total, there is over 3.17 million square feet of 
retail space located within the major competitive 
centers (Table 4-3).  In addition to these centers, 
there are numerous smaller retail centers, big box 
stores, and  restaurants located throughout Airport 
Boulevard and Schillinger Road, as well as in Daphne 
and Spanish Fort, bringing the total competitive 
retail space to well over the 3.17 million SF located 
in the major shopping centers.  The large amount 
of competitive space within close proximity to 
Downtown was a main factor when estimating the 
total amount of new supportable square footage 
the Downtown can support. 

The newer stores, including the contemporary 
Eastern Shores Lifestyle Center attract a large 
number of Mobile shoppers into Baldwin County.  
The Spanish Fort Town Center project, located at 
the entrance to Baldwin County, will also attract 
Mobile shoppers to the area.  Although all these 
competitive centers should be considered in the 
context of any new development in Downtown, 
there is still market potential and demand for new 
retail space in the study area.  The Downtown is 
a major employment and visitor center, and as 
such, new or renovated retail space would further 
position the Downtown as the primary retail center 
for Mobile residents.  As mentioned previously, there 
are certain categories of stores in both Baldwin and 
Mobile Counties that have high sales compared 
to the national average and less stores per person, 
indicating new establishment opportunities in the 
market.  These categories include but are not limited 
to offi ce supply stores, lawn and garden stores, 
jewelry and luggage stores, book and music stores, 
offi ce supply stores, and full and limited- service 
eating establishments.  

TABLE 4-3: 
Major Competitive Shopping Centers 
Mobile and Baldwin counties

Source: ESRI and RKG Associates, Inc., 2008

4.5  Tourism and Entertainment

In addition to the consumer demand in Downtown 
households, Downtown Mobile is a destination 
within the Gulf region.  There are several attractions 
and events located in Downtown such as the Civic 
Center, Exploreum Museum/IMAX, Carnival Cruise 
Ship Terminal, Mardi Gras Festival, and a variety of 
entertainment venues on Dauphin Street.  As such, 
visitors to Mobile increase the demand for retail 
goods and services in certain categories such as 
restaurants, clothing, and convenience stores.  The 
following section is an analysis of the estimated 
spending generated by visitors to major Downtown 
attractions.    

4.5.1  Major Tourist Attractions

Visitorship has increased in Mobile from 2006 to 2007 
(Table 4-4).  It should be noted that the large drop 
in attendance at the Civic Center from 2005 to 2006 
is refl ective of the loss of the Mobile Library, which 
temporarily relocated to the Civic Center while the 
main building on Government Street underwent 
renovations in 2004 and 2005.  

One of the newest tourism drivers for the City of 
Mobile is the Mobile Alabama Cruise Terminal, 
which is a 2-story 66,000 SF terminal with a 500 space 
parking deck.   The terminal, which opened in late 
2004, is home to the 1,452 passenger Holiday cruise 
ship run by Carnival Cruise Lines.  The number of 
annual cruises has increased each year from 52 in 
2005 to 79 in 2007.  The number of passengers also 
increased by 43,779 during the same time period.  
A recent article in the Press-Register reported that 
the success of the cruise terminal has prompted 
Carnival to consider replacing the Holiday cruise ship 

TABLE 4-4: 
Major Attraction Visitorship in 2007
Downtown Mobile

Source: Mobile Convention and Visitors Bureau and RKG 
Associates, Inc., 2008
* Drop in attendance from 2005 to 2006 refl ective of 
temporary tenant leaving (Mobile Public Library)
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and hospitality uses.  This project is still in preliminary 
planning phases; however, it is projected to be fully 
operational by 2010.  Although the speedway is 
not located in Downtown Mobile, there should be 
many opportunities to attract motorsports fans to the 
Downtown as they visit the region to attend activities 
at the motorsports park.  

4.5.3   LoDa – Lower Dauphin Street    
 Entertainment District

Lower Dauphin Street (LoDa) is home to a variety 
of restaurants, music and theater venues.  Recent 
investment on and near Dauphin Street, including 
the renovated Saenger Theatre, Hurricane Brewery, 
and the Crescent Theater are further defi ning 
Dauphin Street as a main retail and entertainment 
destination.  Specifi cally, the consultant 
recommends Dauphin Street and the immediate 
surrounding streets to the north and south of 
Dauphin Street become a formalized “Entertainment 
District.”  Creating a specifi c entertainment district 
would help establish the City as a premier concert, 
arts, and entertainment destination, thereby 
increasing visitorship and demand for retail goods 
and services in the Downtown.  A formalized Arts & 
Entertainment District would also encourage future 
infi ll development and renovation of existing vacant 
buildings.

RKG Associates conducted an inventory of the 
businesses on Dauphin Street between Royal Street 
and Washington Avenue.  The inventory focused 
only on those establishments on Dauphin Street, the 
main corridor of the entertainment district.  Some of 
the suggested retail targets may already be located 
in close proximity to Dauphin Street.  However, the 
following target list is meant to provide guidance on 
the types of businesses that would complement and 
diversify the corridor’s businesses mix.

Although there is a mix of retail establishments 
along this corridor, there are certain types of retail 
businesses that are not present at all.  Although 
Table 4-5 includes a list of potential business targets, 
this list should not be viewed as exhaustive.  No retail 
business should be overlooked as the community 
moves forward, particularly those related to arts, 
dining, and entertainment.  The recruitment targets 
address gaps in the business mix that should be fi lled 
over time, but they do not preclude other store types 
from locating to the Dauphin Street area.

There are currently 33 eating establishments in the 
corridor, but a disproportionate number of these 
restaurants could be classifi ed as bars and pubs 
(12).  Input from the community has indicated 

that there is a desire for a better mix of restaurants 
within the LoDa District.  Although there are some 
existing restaurants that range from lunch places 
to fi ne dining, there is a lack of family-style or sit-
down restaurants.  In addition to more family-style 
restaurants, recruitment efforts may want to target 
diners and delis which tend to be family friendly as 
well.

There also appears to be a lack of “hobby” shops, 
or those that cater to niche interests or occasional 
pursuits.  Examples of stores that should be targeted 
for recruitment include photography stores, fabric 
or yarn shops, bike shops, musical instrument stores, 
used CDs and record stores, and toy shops.  In 
addition, other specialty retail establishments such 
as framing shops and fl orists should be targeted for 
recruitment.  
There are few basic personal service businesses in 

TABLE 4-5: 
Existing Business Mix and Recruitment Targets
Dauphin Street

Source: RKG Associates, Inc., 2008
* Some venues and night clubs were also bars and pubs and 
as such were double counted.

this area, primarily due to the comparatively small 
population that currently lives Downtown.  However, 
over the past two years, 43 residential units were 
added to Dauphin Street alone, including the 
25-unit Mattress Factory Lofts, the 4-unit Clarkson 
Townhouses, and three units at 459 Dauphin Street. 
The new residential units on Dauphin Street, as well 
as those in the planning and construction stage 
such as the 11-unit Carriage Works and 3 residencies 
above the Dauphin Street Bakery and Wine Bar, will 
help support the future addition of more personal 
services in this area. Possible targets include a 
cleaners, salon or barber shop.

Many professional businesses are located in 
unmarked storefronts in offi ce buildings. The 
professional service inventory was therefore 
supplemented with a professional service list 
obtained from the LoDa Dining and Shopping 
Guide, published by the Mobile Downtown Alliance.  
Dauphin Street has some law fi rms, graphic design 
fi rms, and event planning organizations, but is 
lacking corporate offi ces or other larger offi ces 
that would add more day-time employees and 
pedestrian traffi c to the area.  The addition of more 
offi ce uses could especially help support more 
eating establishments on Dauphin Street.

The business targets for Dauphin Street present only 
a general framework and recommendations for 
business recruitment.  The consultant recommends a 
formalized plan for the Dauphin Street entertainment 
district be conducted to most fully realize the 
potential of this area and strengthen its position as a 
regional destination attraction.  

4.6  Retail Demand Analysis

with one of their more modern Fantasy ships with a 
capacity of 2,050 people.  As of the writing of this 
report, no fi nal decision to replace the Holiday ship 
had been announced.  

The Mobile Bay Convention and Visitors Bureau 
(MBCVB) is currently conducting a survey to assess 
the number of passengers that overnight in Mobile 
prior to boarding their cruise.  These “overnight 
stay” cruise passengers increase the demand for 
hospitality services, restaurants, entertainment, 
and shopping.   While the MBCVB survey was not 
completed in mid-2008, RKG estimated the number 
of “overnight stay” passengers to be about 10% of 
the total cruising population, which is based on both 
national trends and rates observed at other cruise 
ship homeports.  

Another main tourist event in Mobile is the Mardi 
Gras Festival.  Mobile is the “Home of Mardi Gras” 
and it was the fi rst city in the United States to hold 
a traditional carnival celebration of the holiday.  
Parades, balls and parties begin up to two weeks 
before the week of Fat Tuesday, becoming more 
frequent as Mardi Gras day approaches.  In 2007, 
the Alabama Tourism Department estimated that as 
many as 860,000 people attended the festivities in 
Mobile.  

4.5.2  Proposed Tourist Attractions

Mobile Landing is planned to be the premier 
waterfront destination in Downtown Mobile.  
Currently, Mobile Landing is home to the Arthur 
R. Outlaw Mobile Convention Center, Cooper 
Riverside Park, and the Alabama Cruise Terminal.  
The National Maritime Museum of the Gulf of 
Mexico, ferry terminal, and regional visitor center is 
currently under construction and is planned to open 
in 2011.  The Maritime Museum’s building will house 
the city’s ferry terminal with passenger service that 
links downtown Mobile to other sites and attractions 
on the Alabama Gulf Coast.  A market analysis 
conducted by ConsultEcon, Inc. in 2003 projected 
visitorship at the Maritime Museum to average 
137,600 per year.  The visitor center and ferry terminal 
is estimated to attract 172,300 annual visitors.  
When combined, the new attractions at Mobile 
Landing could attract 309,900 visitors per year upon 
completion.

“Alabama Motorsports Park” is a planned project in 
the Saraland-Prichard area of Mobile County and 
will include motorsport attractions such as a motor 
speedway, a road course, drag strip and dirt track.  
In addition to motorsports, the master plan includes 
an RV lot and space designated for commercial 
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TABLE 4-6: 
Consumer Expenditure
Retail Trade Areas

Source: ESRI and RKG Associates, Inc., 2008

The commercial demand analysis relied on 2007 
consumer expenditure data from ESRI, Inc. for the 
downtown retail trade areas, and adjusted this 
demand by 20% in the Midtown North and Midtown 
south PTA to account for non-traditional transactions.  
The consultant also adjusted the demand for the 
Downtown Core trade area to account for spending 
by visitors and tourists.  

Downtown households and visitors spent $486 million 
on selected retail goods and services in 2007 (Table 
4-6).  Not surprisingly, expenditures were greatest 
in the grocery store category for all trade areas.  
Other main spending categories including building 
material and supply dealers ($55.7 million) limited-
service eating places ($49.1 million), and clothing 
stores ($46.2 million).

Expenditures in the neighborhood commercial trade 
areas were very similar to the entire study area 
spending.  However, the spending on limited-service 
and full-service restaurants was almost equal in both 
the Midtown North and Midtown South trade areas.   

Both Mobile and Baldwin Counties had consumer 

household demand for over $5.4 billion in retail 
goods and services, which represents only 9% of the 
total MSA demand.   The total level of sales in the 
study area was only 3.6% of the regional total.  The 
relative low level of demand and captured sales in 
the Downtown indicates that Downtown Mobile is a 
minor draw for regional shoppers. 

4.7  Sales Leakage Analysis

The difference between the estimated consumer 
demand and actual retail sales is called “sales 
leakage.” Retail leakage occurs when businesses 
within a trade area do not capture all of the sales 
within that area.  This spending, which is said to have 
“leaked” out of the market, occurs for a number of 
reasons including:  1) the desired goods and services 
are either not available or are not competitively 
priced in the local market, or 2) purchases are made 
for reasons of convenience (e.g., shopping on the 
way home from work and Internet and catalog 
shopping).  

RKG’s analysis indicates the Downtown Core trade 

area and neighborhood businesses are capturing 
less than local consumers demand.   As shown in 
Table 4-7, approximately $237.8 million in retail sales 
are “leaking” from the Downtown Core trade area.  
All of the retail categories expect for health and 
personal care stores, fl orists, and used merchandise 
stores are experiencing sales leakage.  

The neighborhood commercial trade areas of 
Midtown North and Midtown South are also leaking 
sales into other markets ($28.4 million and $56.9 
million, respectively).  However, these trade areas 
are smaller and contain mostly neighborhood 
serving businesses.  As such, it is expected that these 
areas would leak sales into the larger shopping 
corridors in the Central Business District, west Mobile 
(Airport Boulevard and Schillinger Road), and some 
areas of Baldwin County.  

Although sales leakage is expected, some 
categories have been successful at the 
neighborhood level.  In the Midtown North trade 
area, some of the segments that have captured 
sales from outside the local market include limited-
service eating places, drinking places, beer and 

TABLE 4-7: 
Retail Sales Leakage (Surplus) in Select Retail Categories
Retail Trade Areas

Source: ESRI and RKG Associates, Inc., 2008.
BLACK - Local sales leaking to businesses located outside the local market.
RED - Local businesses capturing sales from outside the local market.

liquor stores, health and personal care stores, jewelry 
stores, home furnishing stores, fl orists, and electronic 
stores.  The categories of retail in the Midtown South 
trade area that are capturing sales from outside the 
local market include specialty food stores, fl orists, 
and drinking places.

4.8  Recaptured Sales
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The estimated sales leakages shown in the 
tables above represent the potential sales to be 
recaptured by existing merchants and businesses 
in the trade areas, given an expansion of the 
merchandise lines, the creation of new businesses, 
longer operating hours, increased marketing efforts 
or any combination thereof. These leaked sales also 
represent the unrealized spending potential of local 
residents, which could be considered an enticement 
for new retail/service business start-ups.

It would be unreasonable to expect that all leaked 
sales could be recaptured, either by existing or 
new merchants.  Individuals will continue to shop 
away from home for reasons of convenience, and 
it is unrealistic to assume that the Downtown can 
recapture 100% of its leaking sales.  To this end, RKG 
has used a series of conservative recapture rates to 
estimate the potential business expansion and/or 
addition opportunities that might exist if a portion 
of these sales could be captured Downtown.  Each 
recapture rate was partially based on the actual 
sales capture of existing Mobile stores, as well as 
the consultant’s professional experience.  Although 
recapture rates could be higher as revitalization 
takes place, these estimates are conservative and 
refl ect current market conditions.  The consultant 
estimated the amount of supportable square 
footage for the Downtown Core, Midtown North and 
Midtown South trade areas.

4.8.1  Downtown Core Trade Area

The Downtown Core trade area encompasses the 
entire  study area  which extends west to Houston 
Street.  It is expected some of the estimated 
supportable square footage resulting from this 
analysis will locate into commercial corridors outside 
of the Hank Aaron Loop.  However, the majority of 
estimated supportable square footage will likely 
locate to the main Hank Aaron Loop/Government 
Street commercial corridors.  A separate analysis 
of the amount of supportable square footage that 
smaller trade areas can support is included in the 
following sections.

RKG estimates the study area can capture between 
63,606 SF and 130,353 SF in new commercial space 
(Table 4-8).  The supportable square footage analysis 
represents the maximum potential each selected 
retail category has to recapture some of this lost 
square footage. Specifi cally, the data indicate the 
greatest opportunity for supportable square feet 
is for convenience stores, which have an unmet 
demand for 10,106 SF and 15,634 SF of additional 

retail space.  Generally, convenience stores locate 
to areas with high traffi c counts.  An ideal location 
for a convenience store such as a 7-11 would be 
along the heavily traffi cked Government Boulevard 
or Broad Street.  

The consultant estimates the Downtown can support 
an additional 8,413 SF and 14,663 SF of building 
supply and material stores.  Although there are large 
competitive big-box building supply stores such as 
Home Depot and Lowe’s located in Baldwin County 
and Airport Boulevard, there could be opportunity 
for a smaller hardware supply store, such as a True 
Value, that would help serve the residents of the 
study area.

The Winn-Dixie located on Government Street is 
the main grocery store serving the area.  However, 
there may be opportunities for a new higher quality, 
full-service grocery store.  Although there are smaller 
grocery stores, such as the Sav-A-Lot located on 
Broad Street and the Tiger Mart located further south 
on Broad Street within the study area, these stores 
have a limited selection and do not provide the deli 
or bakery services found in full-service grocery stores.  

RKG estimates a total of 6,880 SF to 16,036 SF 

of additional space in limited and full-service 
restaurants.  Input from the community at public 
meetings has noted that more high-end and casual 
sit-down restaurants are desired throughout the 
study area.  In particular, there could be great 
opportunity for restaurants near the Dauphin 
Street entertainment district.  Support for sit-down 
restaurants would be generated from residents and 
visitors going to the multiple events and venues 
on Dauphin Street, as well as the growing tourist 
population staying at  hotels along Royal Street and 
Government Street.  At an average size of 1,500 to 
4,000 SF, the Downtown might be able to support an 
additional 4 to 8 new restaurants. 

It is important to note that the supportable square 
footage estimates show current and short-term 
future opportunities.  It is possible that the Downtown 
will be able to support retail square footage in 
the long-term future beyond what is estimated by 
the consultant.  As conditions change, such as an 
expansion of the cruise line, increased visitorship due 
to the opening of the National Maritime Museum 
of the Gulf of Mexico, and increased residences 
locating to Downtown, the amount of supportable 
retail square footage will increase.  

4.8.2  Midtown North Trade Area  

TABLE 4-8: 
Supportable Square Feet from Recaptured Sales
Downtown Core Trade Area

Source: ESRI and RKG Associates, Inc., 2008

The consultant estimates the Midtown North trade 
area, which includes the Dr. Martin Luther King, Jr. 
Avenue commercial corridor, Dauphin Street corridor 
and Spring Hill commercial corridor, can support 
between 15,440 SF and 24,635 SF of additional 
retail space (Table 4-9). The largest amount of 
supportable square footage is for grocery stores 
(7,725 SF to 11,810 SF).  Part of the development plan 
put forth by the consultant includes commercial 
redevelopment at the U-Haul site at the intersection 
of Spring Hill Avenue and Broad Street.  This location 
might be an ideal site for a small- to mid-size grocery 
store.  There is also a location owned by the Health 
Department across the street from the U-Haul site 
that may be ideal for a grocery store.  Interviews 
with the owners indicate this site is approximately 
4 acres and is development ready.  The HOPE VI 
project, discussed in more detail in the Projected 
Supportable Square Footage section, will also add 
demand for retail establishments. At the time of this 
writing, interviews with community leaders indicate 
a grocery store chain was in preliminary discussions 
for locating at the HOPE VI site on MLK Avenue. 
However, no decision or offi cial announcement had 
been made as of report writing.

It should be noted that if a grocery store locates to 

TABLE 4-9: 
Supportable Square Feet from Recaptured Sales
Midtown North Trade Area

Source: ESRI and RKG Associates, Inc., 2008



NE W PL A N F O R MO B I L E
Appendix 4.0 -  Retai l  Market Analys is A4.15

the Hank Aaron Loop or the Midtown South trade 
areas, this would likely fi ll demand for this type of 
store within the study area.  In other words, although 
there is opportunity to support another grocery store 
within any of the trade areas, short-term demand 
and support will have been fi lled with the addition of 
one mid-size grocery store.

There is also some demand for a general 
merchandise store.  Part of the Midtown North 
development plan is a commercial gateway center 
at Ann Street and Spring Hill Avenue.  Ann Street is 
one of the only north-south corridors connecting the 
study area.  The intersection with Spring Hill Avenue 
in particular has a high average daily vehicle count 
(14,500).  A general merchandise store at this site 
could be an ideal location.  

The consultant also estimates there is demand for 
one or two full-service restaurants in the trade area 
(2,328 SF to 2,639 SF).  A full-service restaurant along 
Dr. Martin Luther King, Jr. Avenue, near the HOPE VI 
project, or along Spring Hill Avenue would be ideal 
locations.  The analysis also indicates opportunity for 
another limited-service eating establishment within 
the Midtown North trade area.  Although there are 
some limited-service restaurants in the area such 
as Subway and Church’s Chicken, there could be 
support for an additional fast food or limited-service 
restaurant located near the Spring Hill hospital 
corridor.  

a. HOPE VI Household Impacts
In addition to estimating the amount of current 
square footage the trade areas can support, the 
consultant also estimated the future supportable 
square footage for the Midtown North trade area 
with the completion of the HOPE VI project.  The 
HOPE VI project proposes to add 88 elderly units, 
75 market rate single-family homes, 137 affordable 
homes, and 87 apartments to the trade area, 
totaling an increase of 387 units.  Once the new 
units come on-line, they will increase the demand 
for retail goods and services. The additional sales 
resulting from the new housing units were converted 
to retail square footage to show the additional 
space the area can support in the future.  

It is important to note the following projection is 
based on the estimated median income of future 
residents.  Although the income of any new residents 
is currently unknown, for the purposes of this analysis 
the consultant estimated those living in the market 
rate housing would be making an average of 80% of 
the current County median income ($32,810).  Those 
living in subsidized market rate single-family housing 
were estimated at 50% of the County median 

income ($20,506), and those in elderly apartments 
would earn 30% ($12,304) of the County median 
income (Table 4-10).  

The analysis refl ects the maximum potential of 
recapture opportunity.  Unlike the previous trade 
area analysis that was based in part on current 
capture rates, the projected recapture rates were 
assumed to be 40% for each category across 
the board in the conservative model, 50% for the 
moderate analysis, and 60% for the aggressive 
scenario.  These recapture rates are standard 
industry recapture rates and refl ect the future 
maximum potential of the Midtown North trade 
area.

The additional square footage created from the 
HOPE VI development plus the current amount 
of supportable square footage discussed in the 
previous section results in a net gain of 7,680 SF to 
11,520 SF of retail space (Table 4-10).  Similar to the 
Midtown North recaptured sales analysis, the largest 
amounts of supportable square feet are in the 
grocery store, building material and supply, general 
merchandise and department stores, and full-service 
restaurants.  There may also be future demand 
for expanding categories of stores such as fl orists, 

TABLE 4-10: 
Net Projected Supportable Square Feet
Midtown North

Source: ESRI and RKG Associates, Inc., 2008

electronic stores, and home furnishing stores that 
did not exist in the current Midtown North model for 
supportable square footage.

4.8.3  Midtown South Trade Area

The Midtown South trade area is the smallest trade 
area in terms of retail square footage within the 
study area.  However, there is an opportunity for 
both new and expanded retail space. Specifi cally, 
the consultant estimates the trade area can 
support between 14,325 SF and 20,510 SF of new or 
expanded retail space (Table 4-11).  In particular, 
Broad Street and Houston Street would be an ideal 
location for commercial revitalization. 

Grocery stores are the largest category for additional 
retail square footage (4,613 SF to 6,495 SF).  As 
mentioned in the Downtown Core recaptured sales 
analysis, there are already limited-service grocery 
stores in the area, including a Tiger Mart and Sav-
A-Lot on Broad Street, and one grocery store at 
Michigan Avenue and Duval Street.  However, these 
grocery stores are not full-service establishments, 
and as such, there is opportunity for these grocery 
stores  to be renovated and expanded.  A major 
renovation or expansion of a grocery store in 

the Midtown South trade area will likely fi ll the 
demand for grocery stores within the study area. 
As mentioned previously, if a grocery store were 
to locate into the Hank Aaron Loop or Midtown 
North trade area, the short-term supportable square 
footage of grocery stores in the Midtown South trade 
area would dissipate.

The consultant estimates there is demand for one 
convenience store (1,181 SF to 1,278 SF) within 
the trade area.  A convenience store along the 
heavily traffi cked Broad Street corridor may be an 
ideal location for this type of store.  Lastly, there is 
opportunity for a small building material and supply 
store (1,262 to 2,724 SF).  However, if a building 
material and supply store was built in one of the 
other trade areas, it is not likely the Midtown South 
area could support a second store.

4.8.4  Regional Secondary Trade Area

TABLE 4-11: 
Supportable Square Feet from Recaptured Sales
Midtown South Trade Area

Source: ESRI and RKG Associates, Inc., 2008
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Mobile and Baldwin Counties comprise the 
Secondary Trade Area, or area which a residual 
amount of sales are generated.  The Downtown 
Core is a draw for visitors and tourists as presented 
earlier in this section.  The two counties combined 
leak sales in specifi c retail categories. A percentage 
of the total recaptured sales from these two counties 
could locate to the Downtown provided there is 
continued investment in the area.  The consultant 
estimates as much as 1% to 3% of the total sales 
leakage from the two counties could be recaptured 
in the Downtown, which is centrally located within 
the region and served by two interstate highways.  

The consultant estimates that there may be 
an opportunity to capture an additional 7,880 
SF to 23,640 SF of retail space.  The combined 
Downtown Core and STA recaptured sales results 
in an additional 71,486 SF to 153,993 SF (Table 4-
12).  However, it is important to note that these 
estimates represent the maximum potential of the 
area. Continued investment in the Downtown,  
including crime prevention and continued marketing 
of Mobile as an entertainment destination and 
employment center, will need to occur for the area 
to realize the maximum retail potential.

TABLE 4-12: 
Net Support Square Feet
Secondary Trade Area Sales Capture Plus 
Downtown Core Sales Capture

Source: ESRI and RKG Associates, Inc., 2008

4.9  Conclusions

4.9.1  Downtown Core

The consultant estimates the study area can support 
63,606 SF to 130,353 SF of additional retail and 
service space.  However, it will be imperative for 
the Downtown to continue to maintain on-going 
public safety and security efforts. Public input 
received during the planning process supports the 
City’s efforts to increase public safety and change 
perceptions, which will foster existing business 
retention and attraction of new retailers to some 
much needed locations of the Central Business 
District and neighborhoods. The Downtown also 
needs to continue to incorporate higher density 
residential units into the area, such as condominiums 
and apartments, to help support new retail 
development.  Recent investment has occurred not 
only in condominium and apartment development, 
but also offi ce, hotel and retail uses.  For Downtown 
to realize its full potential, it will be imperative to keep 
this momentum driving forward into the future.   

a. Opportunities in Specifi c Retail Categories
As mentioned previously, there are certain 
categories of stores in the Mobile-Baldwin MSA that 
have a high amount of sales per store compared to 
the national average, but a low amount of stores per 
person.  This represents a market opportunity to add 
additional stores to the area.  Categories of retail 
where there are market opportunities include home 
furnishing stores, lawn and garden stores, jewelry 
and luggage stores, book and music stores, offi ce 
supply stores, and full and limited-service eating 
establishments.

In fact, the sales capture analysis for the Downtown 
Core trade area also indicates expansion 
opportunities in these categories.  Some of the larger 
supportable square footage retail opportunities 
include:

 Grocery Stores – The market analysis indicates 
there is opportunity for a mid-size grocery store 
in the Downtown.  Although there is a Winn-Dixie 
supermarket on Government Boulevard, input 
from public meetings has indicated the desire 
for another full-service grocer in the study area.  
There could specifi cally be an opportunity for this 
type of store at the proposed mixed-use center 
at the current U-Haul site, adjacent to Broad 
Street and Spring Hill Avenue.  There may also 
be potential across Broad Street at the Mobile 
County Health Department site.  According to 
interviews with County Health offi cials, this site is 4 
acres and  development ready.  

  Convenience Stores – There is a large unmet 
demand for convenience stores in the 
Downtown Core.  The analysis indicates there 
may be support for as many as fi ve additional 
stores. A well-managed convenience store, 
particularly along busy roads such as Spring 
Hill Avenue and Broad Street would be ideal 
locations for these types of establishments.  

  Building Material and Supply Stores – There are 
many large building material stores located near 
the study area, including a Home Depot and 
Lowe’s on Airport Boulevard and just across the 
river in Baldwin County. However, the market 
analysis indicates there is market opportunity for 
a smaller hardware store that serves the residents 
of the study area.  There may be an opportunity 
for a store such as Tru Value Hardware or Ace 
Hardware to locate in a busy thoroughfare 
in Downtown such as Government Street or 
Dauphin Street.

  Clothing Stores – There is a large demand for 
clothing stores in the study area.  However, there 
are large competitive shopping centers - such 
as Bel Air Mall and Springdale Mall - located 
less than fi ve miles away from the Downtown.  
As such, the consultant recommends focusing 
recruitment efforts on small- to mid-size, specialty 
clothing stores.  

b. Dauphin Street Entertainment District
Dauphin Street is the Downtown’s entertainment 
center. The Saenger Theatre, Crescent Theater and 
multiple music venues, bars, and nightclubs help 
to make  this area a main retail and entertainment 
corridor. However, there is no formalized strategy 
for how to grow and market the entertainment 
district.  Although  there is a solid base of night-
time entertainment, there are some retail uses that 
are lacking or could be increased on this street 
including:

  Family-style/Casual Dining Restaurants – There 
are many bars and pubs located along Dauphin 
Street.  Although there are a few sit-down 
restaurants such as Buck’s Pizza and Mama’s 
Restaurant, there is a disproportionate number 
of bars and pubs.  In addition, input from public 
meetings has indicated a desire for a better mix 
of restaurants and a diminished presence of 
bars.  A restaurant such as a diner or deli would 
help to attract not only adults but would help 
to bring more families to the area that would 
support other family- oriented retail businesses on 
Dauphin Street, such as the Attractions Children 
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Apparel shop.  It is the consultant’s experience 
that sit-down restaurants of any type are vital 
to an entertainment district’s success, and 
recruitment of this type of space should be a key 
focus area. 

  Hobby and Specialty Shops – Hobby shops of 
any kind are generally lacking on Dauphin Street.  
These types of “activity shops” help to create 
niche markets and a unique character to a 
street.  Possible  opportunities for activity shops on 
Dauphin Street include yarn shops, bicycle stores, 
musical instrument stores, photography/camera 
shops, or an art supply shop.

  Personal Services – There are a growing amount 
of residential condominiums and lofts locating to 
Dauphin Street.  However, the area lacks many 
personal services such as cleaners, laundromats 
and salons.  As more residences are built along 
Dauphin Street, there could be great opportunity 
for one of these types of personal service shops 
to locate to the area.

4.9.2  Midtown North

It is estimated the Midtown North area can support 
15,440 SF to 24,635 SF of space currently, and up to 
23,120 SF to 36,155 SF within the next fi ve to ten years, 
upon completion of the HOPE VI project planned on 
Dr. Martin Luther King, Jr. Avenue.  Specifi cally, there 
are some infi ll and redevelopment opportunities 
along MLK Avenue, especially at the small strip 
shopping center located near the intersection of 
MLK Avenue and Beauregard Street.  

The Midtown North trade area also contains the 
hospital corridor between Spring Hill Avenue and St. 
Stephens Road.  An expanded “medical and health 
technology” corridor that extends all the way down 
Spring Hill Avenue into the Downtown would help 
support existing medical uses and provide more 
day-time retail opportunities to the area.  Spring Hill 
Avenue already has one of the highest traffi c counts 
in the study area, making it an ideal location for a 
larger retail center.  A gateway commercial area 
has been proposed on Ann Street at the intersection 
with St. Stephens Road and Spring Hill Avenue.  Ann 
Street is one of the only north-south throughways in 
the study area, and a commercial/mixed use center 
would be an ideal use at this intersection.  

There are a few retail categories in particular that 
present retail opportunities for Midtown North.  These 
categories include:

  Grocery Stores – As mentioned previously, there 
is an opportunity for a full-service or high-end 
grocery store in the study area.  The current U-
Haul site or the Health Department site adjacent 
to Broad Street may be a prime location for such 
an establishment.  It should be noted that if a 
grocery store were built in another trade area in 
Downtown, support for an additional store in the 
Midtown North area would dissipate. 

  Full Service Restaurants – Both the Dr. Martin 
Luther King, Jr. Avenue and Spring Hill Avenue 
commercial corridors do not contain many sit-
down restaurants.  The consultant estimates the 
potential for one to three full-service restaurants 
in these corridors.  A restaurant would particularly 
be well-positioned along Spring Hill Avenue, 
as part of the supporting establishments for 
the proposed medical and health technology 
corridor.

  Building Material and Supply Store – As 
mentioned previously, there are large building 
and material supply stores located approximately 
fi ve miles from the study area.  However, the 
market analysis indicates there is demand for a 
smaller hardware or lumber store. Such a store 
would serve the immediate needs of residents 
and fi ll a niche market not currently being fi lled 
in the study area.  Although a building material 
and supply store is recommended in both the 
Downtown Core and Midtown North, if one area 
meets this need, the support for another store 
within the study area will likely be diminished.

4.9.3  Midtown South

In terms of retail square footage, the Midtown 
South area is comparatively small.  However, 
opportunity exists to build upon the commercial 
establishments already in the corridors and create 
an expanded neighborhood shopping area.  There 
is specifi c opportunity on Tennessee Street, near 
the Ladd-Peebles Stadium for a mixed/use and 
retail development.  Possible retail uses include 
restaurants, general merchandise, and convenience 
stores.  Broad Street is another main commercial 
corridor that contains retail infi ll and redevelopment 
opportunities.  A median is currently being added to 
Broad Street, and continued investment in this area 
will help make this a vibrant neighborhood shopping 
corridor.  Specifi cally, the consultant estimates the 

Midtown South area can support 14,325 SF to 20,510 
SF of space.  Specifi c opportunity categories include:

  Full-Service Restaurants – Although there are 
some fast food places to eat in the Midtown 
South trade area, there is a lack of full-service 
restaurants.  A sit-down restaurant located along 
Broad Street would help cement this corridor as a 
neighborhood serving retail area.  

  Personal Services – Although there are a few hair 
and nail salons located in Midtown South, other 
personal services such as cleaners, day-cares 
and exercise studios are generally lacking in 
the area.  The addition of these establishments 
in Mid-Town South would help create a more 
diverse mix of businesses. 

  Building Material and Supply – The Houston 
Street area near Ladd-Peebles Stadium or the 
area of Broad Street south of the Hank Aaron 
Loop might provide an excellent opportunity 
for a small hardware or building material supply 
store.  However, as mentioned previously, it is the 
consultant’s professional opinion that the study 
area can support only one additional building 
material and supply establishment, and if another 
store opened in either the Downtown Core or 
Midtown North area, there would not be current 
support for another store in the Midtown South 
area.

Although the market analysis indicates opportunities 
for additional retail square feet, investment needs to 
continue to occur in improving building conditions, 
street-scaping, sidewalk repair, infrastructure, etc.  
The recent investments in condominium, offi ce and 
hotels in the Downtown have been tantamount to 
the economic revitalization of Mobile.  However, 
continuing to improve building conditions and 
the aesthetics of the study area, and continued 
marketing of Downtown as a place to live, work, and 
play will need to occur for the area to realize its full 
economic potential.
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5.1 Overview – Elements of the 
 Analysis Process

A number of steps were taken in formulating the 
New Plan for Mobile.  The process included fi eld 
observation, site analysis, gathering public input 
and the preparation of a number of options and 
recommendations for neighborhood improvements 
and development. The following key steps and 
graphic products have been prepared for each 
of the three geographic zones that make up the 
overall Mobile Plan:

 A visual survey of the Community through fi eld 
observations and supporting photographs.

 Getting to know Mobile’s Strengths, Weaknesses, 
Opportunities and Threats through public 
interaction and a community SWOT Assessment 
survey/questionnaire.

 An Existing Urban Framework Analysis of the 
Downtown Core and surrounding neighborhood 
conditions (Exhibits 5-1, 5-2, 5-3 and 5-4).

  An Existing Connectivity Analysis of the 
Downtown Core and surrounding neighborhood 
conditions (Exhibit 5-5).

 An Existing Topographic and Floodplain Analysis 
of the Downtown Core and surrounding 
neighborhood conditions (Exhibit 5-6).

  An Existing Urban Environmental Assessment 
of the Downtown Core and surrounding 
neighborhood conditions (Exhibits 5-7, 5-8 and 
5-9).

  Identifi ed areas of highest revitalization and 
public realm improvement needs.

  Preparation of “Emerging Areas of Focus” 
framework plans to guide focused development 
of urban design and economic development 
initiatives  (Exhibits 5-10, 5-11, and 5-12).

This section discusses the urban design analytical 
process and conclusions that the planning team 
generated with the assistance of local leadership, 
citizen input and Advisory Group support. The 
observations and exhibits herein informed the 
decision-making process and were factored into 
the fi nal urban design and economic development 
plan. 

5.2 The Existing Urban Framework 

5.2.1 The Community Urban Assessment 
 Process 

The planning team conducted a detailed analysis 
of the entire Downtown and Midtown Mobile study 
area for all community zones which included:

 A block-by-block photographic inventory of 
the Downtown and neighborhood’s many 
assets and opportunities, as well as issues and 
challenges which were prevalent.

 Review of past plans and documents recording 
the history of the community.

 Review of current plans and projects that were 
underway in the neighborhoods.

 A block-by-block visual inventory of parcels, 
housing and commercial business conditions 
throughout the study area.

  Tours and interviews with area residents and 
business people in the community.

  Participated in leadership interviews/work 
sessions and small group work sessions.

  Physical mapping of community residents and  
consultant team’s observations.

  Community work sessions with residents, 
business people and students to determine 
neighborhood assets/opportunities, issues/
challenges, goals, objectives, strategies and key 
initiatives for continued economic development 
and revitalization in Mobile.

  Creation of a consensus vision plan illustrating 
the key initiatives and projects.

This analysis was supplemented by several working 
sessions that involved the active participation of 
the Mobile Leadership Group as well as seven 
community meetings that were each attended by 
well over 200 citizens. By engaging the community, 
involving key City and neighborhood leadership and 
conveying their input to the physical urban design 
plan, the Strategic Urban Design and Economic 
Development Plan for Mobile is a plan by and for 
the community.

Throughout the public planning process, the 
EDSA Team worked with community participants 
to document the key physical features of the 
Downtown and  Midtown Neighborhoods that 
the revitalization should be built upon. Citizens 
completed a Community Asset Survey where they 
were asked to identify the items they wanted to 
protect, preserve or enhance in their neighborhood 
in a number of categories. Outlined below are the 
results of the fi ve areas that were relevant to this 

section of the physical plan and that are illustrated 
in Exhibits 5-1, 5-2, 5-3, and 5-4: 

POINTS OF INTEREST - Citizens were asked to identify 
their community landmarks/points of interest 
(signifi cant physical objects) unique to Mobile. 
The participants identifi ed over forty (40) points 
of interest in their community  including:  Historic 
sites, hotels, Chamber of Commerce, museums, 
courts, specialty shops, statues and monuments, 
Barton Academy, libraries, noteworthy homes and 
neighborhoods.

SOCIAL SERVICE RESOURCES – Citizens were asked 
to identify the community social service resources 
they use in Mobile. The participants identifi ed twenty 
(20) social service locations in their community 
including:   YMCA locations, homeless providers 
and shelters, church sponsored services, child 
day care associations, the American Red Cross, 
Bar Associations and rescue missions, the NAACP, 
the Franklin Memorial Medical Center, the Mobile 
Medical Campus facilities, rehabilitation clinics 
and police/fi re stations. Other items that were 
discussed but not mapped included church & 
school sponsored youth programs, various parks, 
recreations centers/pools, Speech & Hearing 
Centers, women’s shelters and crisis centers.

ACTIVITY CENTERS – Citizens were asked to identify 
their community activity centers or gathering places 
that are unique to Downtown and Midtown Mobile. 
The participants identifi ed well over one hundred 
twenty-fi ve (125) activity centers in the Downtown 
and Midtown Mobile community which included: 
churches & places of worship, parks & schools, 
community recreation centers, historic sites, Bishop 
State Community College, and the University of 
South Alabama.

BLACK HERITAGE SITES – Participants were also 
asked to identify their community activity centers 
or gathering places that are unique to Downtown 
and Midtown Mobile. The participants identifi ed 
thirty (30) Black Heritage Sites in their community 
which included: historic pharmacies, funeral homes, 
various places of worship, fi rehouses, noteworthy 
historic homes, historic neighborhoods and institutes.

HISTORIC DISTRICTS – The following historic districts 
were also identifi ed and mapped for context in 
the Downtown Core:  1) Lower Dauphin District, 
2) Church Street East District, 3) DeTonti Square 
District, and in the Midtown West Neighborhoods:  
4) Old Dauphin Way District, 5) Leinkauf District, 
6) Oakleigh Garden District, and 7) Campground 

District in the Midtown North Neighborhoods. Each 
of these Districts plays a key role in preserving and/
or conserving large sections of Mobile’s contributing 
historic character and heritage that makes the City 
unique among Gulf Coast cities. 

BUSINESS IMPROVEMENT DISTRICT – It should 
also be noted that Mobile’s Downtown Business 
Improvement District has also been mapped to 
delineate the relatively large portion of Downtown 
that already benefi ts from the Downtown Alliance’s 
BID program.  Also highlighted are key fringe areas 
in the Downtown to the west and south which could 
eventually be folded into the BID program as private 
investment continues to expand and strengthen.

EXISTING ZONING DISTRICTS – The Existing Urban 
Framework exhibits have been created using GIS 
Data provided by the City of Mobile and displays 
City zoning designations in the Downtown Core 
and Midtown Neighborhoods. Analyzing the 
composition of existing zoning in the four study 
areas assisted in identifying  the existing mix of uses 
and overall character of each area. It was also 
helpful in developing redevelopment concepts and 
implementation strategies by identifying properties 
which may need to be rezoned to facilitate 
redevelopment or reuse.

Zoning designations for each of the four study areas 
include:

Downtown Core and Riverfront Assessment - The 
Downtown Core zone is primarily dedicated to 
commercial zoning with a few dedicated residential 
or neighborhood business districts located within. 
The riverfront is primarily industrial with its central 
portion dedicated to waterfront commercial for 
Convention Center and Cruise Terminal uses.

  One-Family Residential District zoning is limited 
to the area surrounding the Church Street 
residential district in the south west portion of the 
CBD.

  Multi-family Residence District zoning is focused 
solely upon the sites of the Mobile County Health 
Department site.

  Residential Business District zoning is focused 
around two areas: the DeTonti Square District/
Calloway Middle School Area to the north and 
the area surrounding the Spanish Plaza area to 
the south.

  Buffer Business District zoning is focused around 
the Dr. Martin Luther King, Jr. Avenue corridor, 
north of Congress Street and West of Lawrence 
Street.
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Downtown Assets

  General Business District zoning comprises the 
majority of the Downtown Core inside of the 
Hank Aaron Loop and a portion of the riverfront 
from the Arthur R. Outlaw Mobile Convention 
Center to the Mobile Alabama Cruise Terminal.

  Historic Business District zoning is focused solely in 
the Ft. Condé Village District.

  Light Industrial and Heavy Industrial zoning is 
focused primarily at the north and south ends of 
the Water Street corridor between Water Street 
and the Mobile riverfront.

Midtown West Corridors Assessment – The Midtown 
West Zone is primarily single-family residential 
neighborhoods with limited neighborhood serving 
commercial and business commercial uses located 
along the Spring Hill Avenue, Dauphin Street and 
Government Street corridors.

  One-Family Residential District zoning comprises 
the majority of the Midtown West Neighborhoods 
and Old Shell Road and Dauphin Street 
Corridors.

  Multi-family Residence District zoning occurs on 
a series of random, multi-family sites along the 
Government Street Corridor and West Spring Hill 
Avenue.

  Buffer Business District zoning is focused along the 
eastern sections of the Government Street and 
Dauphin Street corridors as well as the western 
portion of Spring Hill Avenue in the vicinity of the 
Medical campus.

  Neighborhood Business District zoning is 
concentrated at key intersections and larger 
sites along the Government Street Corridor 
and interspersed with buffer commercial along 
Dauphin Street.

  Community Business District zoning is limited to 
properties along the central section of Spring Hill 
Avenue at Ann Street.

  General Business District zoning is largely limited 
to properties along Broad Street corridor.

Midtown North Neighborhoods Assessment – The 
Midtown North Zone is primarily single-family and 
two-family residential neighborhoods with limited 
neighborhood serving commercial along the 
Spring Hill Avenue and Dr. Martin Luther King, Jr. 
Avenue corridors.  Redevelopment of the HOPE 
VI neighborhoods will add a mix of single-family, 
townhome and senior apartments requiring future 
adjustments in the zoning designations for the area.

  One-Family Residential District zoning    
encompasses the western half of the MLK 
Avenue Neighborhoods from Ann Street and Live 
Oak Street to the west.

  Two-family  Residence  District  zoning  
encompasses the eastern half of the MLK 
Avenue Neighborhoods from Ann Street and Live 
Oak Street to the east.

  Multi-family Residence District zoning is primarily 
focused in the area of the old Housing Authority 
apartments which are currently undergoing 
HOPE VI project redevelopment and the Orange 
Grove Apartments undergoing renovation along 
I-165.

  Neighborhood Business District zoning is 
concentrated along the western portions of the 
MLK Avenue corridor.

  Community Business District zoning is limited to 
properties along the Spring Hill Avenue corridor 
and the eastern portion of the MLK Avenue 
corridor.

  General Business District zoning is largely limited 
to properties along Broad Street corridor.

  Light Industrial zoning is designated to the north 
of the HOPE VI and Orange Grove housing sites, 
but lies within the 100-year fl oodplain with little 
chance of future development.

Midtown South Neighborhoods Assessment – Like 
the Midtown North Zone, the Midtown South Zone 
is primarily single-family and two-family residential 
neighborhoods. It differs from Midtown North in 
that it also offers a limited number of multi-family 
dwellings in the northeast, central and southwest 
portions of the planning area.  Neighborhood 
serving retail and commercial services are primarily 
focused along the South Broad Street, South 
Washington Avenue, South Houston Street and the 
Duval Street corridors with other spot locations found 
along South Michigan Ave. and South Ann Street.

  One-Family Residential District zoning 
comprises the majority of the Midtown South 
Neighborhoods and includes some existing 
industrial and utility sites.

  Two-family Residence District  zoning  
encompasses the south eastern portion of the 
Oakdale Neighborhood, generally south of North 
Carolina street and east of Broad Street.

  Multi-family Residence District zoning is focused 
on six to seven multi-family residential sites in 
the Down the Bay neighborhoods, Oaklawn 
Apartments at Taylor Park in Oakdale, and a 
multi-family complex at Henry and Liberty Streets 
in Maysville. The Lillie B. Williamson High School 
and grounds is also designated for multi-family 
residential.

  Light Industrial and Heavy Industrial zoning is 
focused primarily along the eastern and western 
portions of the Tennessee Street and Railway 
corridors. 

  Neighborhood Business District zoning is 
concentrated along the Houston Street, Antwerp 
Street, south Michigan Avenue and the northern 
portion of South Broad Street.

  Community Business District zoning is limited 
to properties along the west portions of Duval 
Street, a small area at Michigan Avenue and 
Tennessee Street, and the southern portions of 
Broad Street and Washington Avenue.

Each of the assets that were identifi ed was 
incorporated into the strategic plan, while the 
design team concentrated on overcoming the 
physical constraints and issues that had been 
raised. The primary goal of the plan was to turn 
the community’s issues and challenges into 
opportunities for the Downtown Core and Midtown 
Neighborhood’s as  shown in Section 2 of this report. 
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EXHIBIT 5-1: 
Existing Urban Framework  
- Downtown Core & 
Riverfront

This exhibit highlights community 
interest sites and buildings, 
social services, churches and 
black heritage sites overlaid on 
the Hank Aaron Loop’s existing 
zoning ordinance layer. 
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EXHIBIT 5-2: 
Existing Urban Framework 
- Midtown West Corridors

This exhibit highlights community 
interest sites and buildings, social 
services, churches, and historic 
districts overlaid on the Midtown 
West Neighborhoods’ existing 
zoning ordinance layer. 

A
ve
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EXHIBIT 5-3: 
Existing Urban Framework 
- Midtown North 
Neighborhoods 

This exhibit highlights community 
interest sites and buildings, 
social services, churches,  
black  heritage sites and the 
Campgrounds Historic District, 
overlaid on the Midtown North 
Neighborhoods’ existing zoning 
ordinance layer.  
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EXHIBIT 5-4: 
Existing Urban Framework 
- Midtown South 
Neighborhoods 

This  exhibit highlights community 
interest sites and buildings, social 
services, churches, and black 
heritage sites overlaid on the 
Midtown South Neighborhoods’ 
existing zoning ordinance layer.  

A
ve
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5.2.2 Citywide Main Corridor Linkages 

The Downtown Core and Midtown Neighborhoods 
are fortunate to have a large number of street 
corridors in the study area that provide many 
choices for travel throughout the study area.  
However, it is also a burden on the community and 
the City to maintain such a large number of street 
environments in some areas compared to the 
existing resident and business population that they 
now serve. Maintaining all streets and sidewalks to 
the same level is not an attainable goal in Mobile 
under current conditions.

In response to this challenge, the design team 
focused on analyzing and identifying the primary 
street corridors that connected existing civic 
amenities and could serve as both strong vehicular/
bicycle and pedestrian linkages. This was to be the 
fi rst phase (primary) tier of a street hierarchy system 
that would help guide future roadway, streetscape 
and utility infrastructure funding to the most 
important functional and image setting corridors in 
Downtown and Midtown Mobile.

The primary corridors were carefully selected as 
critical north-south and east-west connectors that 
already linked or could link many of the community 
resources, as illustrated in Exhibits 5-1, 5-2, 5-3 and 
5-4 and summarized in Exhibit 5-5.

  Key North-South Connectors in the Downtown 
Core include:  Water Street, Royal Street, 
Claiborne Street, Lawrence Street and Broad 
Street.  Key East-West Connectors include: 
Beauregard Street, Dr. Martin Luther King, Jr. 
Avenue, Congress Street, Spring Hill Avenue, 
St. Francis Street, Dauphin Street, Government 
Street and Canal Street.

 Key North-South Connectors in the Midtown West 
Neighborhoods include: Ann Street, Catherine 
Street and Houston Street.  Key East-West 
Connectors include:  Spring Hill Avenue, Old Shell 
Road, Dauphin Street, Government Street and 
Texas Street.

  Key North-South Connectors in the Midtown 
North Neighborhoods include:  Broad Street, 
Ann Street and Catherine Street.  Key East-West 
Connectors include:  MLK Avenue, Congress 
Street, St. Stephens Road and Spring Hill Avenue.

  Key North-South Connectors in the Midtown 
South Neighborhoods include:  Washington 
Avenue, Broad Street, Gayle Street, Ann Street, 
Michigan Avenue, Houston Street and Halls Mill 
Road.  

  Key East-West Connectors include:  Canal Street, 
Texas Street, Virginia Street, Tennessee Street, 
Duval Street and Arlington Avenue.

Each of these corridors has the potential to become 
nice address streets for the community. This can 
happen if the appropriate investments are made to 
change them from purely functional connections to 
truly enjoyable street environments that encourage 
walking, biking, transit use, and rehabilitation along 
these corridors.

5.2.3 Citywide Topographic Considerations

Given that Mobile is a river and bay front community 
on the Gulf Coast, topography also plays an 
important role in the redevelopment of the Mobile 
Downtown and Midtown area. Gulf Coast storm 
and hurricane events have historically caused 
storm surges along the Mobile riverfront and up 
into the back water areas of Three-Mile Creek and 
the Tennessee Street ditch that have inundated 
portions of the Bottoms neighborhood, the HOPE VI 
neighborhood, the Downtown Core and the Down 
the Bay and Oakdale neighborhoods. Topography 
also plays an important role in the redevelopment 
of the Mobile Downtown area. To get a better 
understanding of the area’s topographical features, 
an elevation analysis was created from two-foot 
contour intervals that were provided from the City’s 
GIS Department. The overall elevation in the area 
ranges from 2 feet to about 38 feet above sea level. 
The west portion of the study area is located on the 
higher elevations (red) and the east on the lower 
elevations (green). 

The elevation analysis explains public comments 
regarding fl ooding in the Midtown South 
Neighborhoods and specifi cally in the area around 
Tennessee Street. The elevation analysis also 
reveals the fl ooding issues on the northern end of 
the Midtown North Neighborhoods that are not 
only on low-lying grounds but also within the 100-
year fl oodplain zone. The eastern portion of the 
Hank Aaron Loop is also a vulnerable area due to 
its relatively low elevation and higher potential for 
storm surge in a hurricane event. 

In contrast, the Midtown West Neighborhoods and 
historic districts are located in higher elevation 
grounds and are considered protected from 
possible fl ooding events. Additionally, community 
landmarks in the Midtown North Neighborhoods 
such as the Patton House and the Campgrounds 
area, as well as community landmarks in the 
Midtown South Neighborhoods such as the Ladd-
Peebles Stadium and Magnolia Cemetery are also 

located within higher elevation protected areas. 

Given that a large portion of the developed 
Downtown Core lies within the lower elevation 
storm surge zone, continued development and 
redevelopment in these areas will have to employ 
fl ood mitigation construction techniques to avoid 
future damage and neighboring impacts on 
the Mobile fl oodplain. The same can be said for 
residential areas of the North and South Midtown 
areas.  However, depending on economic 
conditions, some fl ood prone sites may be better 
designated for organized open space rather 
than residential infi ll development. This has been 
considered in the recommendations of the New 
Plan for Mobile and is further discussed under the 
applicable urban planning and design initiatives 
presented in Section 2.

If Downtown and neighborhood revitalization 
and redevelopment are to occur in the lower 
areas of the community, the storm water retention 
and drainage system will have to be analyzed 
for optimum capacity. Perhaps steps will have 
to be taken to redesign the drainage system 
to adequately serve the neighborhoods in an 
environmentally responsible and sustainable way. 
This is a point of focus in the fi nal infrastructure 
recommendations discussed later in this report.

Downtown Assets
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EXHIBIT 5-5: 
Community-Wide 
Connectivity Plan

  Du
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EXHIBIT 5-6: 
Community-Wide 
Elevation Analysis & Flood 
Zones

This map describes the lower 
and higher lying areas of the 
study area and overlays the 
fl oodplain and storm surge 
boundaries to relieve the 
most and least vulnerable 
areas. 
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5.3 Urban Environment Assessment

5.3.1 Introduction – What is the Urban
 Environment Assessment?

The assets, issues, opportunities, constraints and 
challenges that were born out of the interviews, 
work sessions and public meeting process led 
to some broad conclusions about Downtown 
and Midtown Mobile and the surrounding area. 
However, before recommendations could be made 
for the Downtown Core and neighborhoods, it was 
important for the consultant team to get a personal 
understanding of the opportunities and challenges 
in Mobile that would infl uence the community 
planning effort. 

The public process information was augmented by 
a thorough analysis of the Downtown and Midtown 
Mobile through document research and, more 
importantly, fi eld research. It was a Team goal to 
provide a detailed and defendable analysis of 
the Central Business District and neighborhoods 
to a level that had never been conducted in 
Mobile beyond the comprehensive plan level. 
The consultant team conducted a detailed 
photographic site reconnaissance and a visual 
property survey recorded on a block-by-block level 
for the entire study area.  The Team then synthesized 
this information  to produce a series of conclusions 
with supporting inventory/analysis exhibits that form 
the basis for the physical design recommendations 
in the strategic neighborhood plan. 

5.3.2 The Building Land Use Assessment - 
 Key Areas of Land Use Focus

Existing building uses must be documented to 
understand the pattern of uses that exist in an area 
to compare against existing zoning designations 
and better plan for proposed land uses (and 
potential zoning changes) that would be desirable 
in the future.

The existing building and land use was documented 
using GIS data provided by the City of Mobile and 
displays existing building and site uses at the time 
of the study. Further analysis of the building/land 
use patterns within the study areas revealed several 
interesting patterns:

Downtown Core and Riverfront Building Use Trends
  Single-family homes are primarily located in the 

DeTonti Historic District and Church Street East 
area with a third pocket of isolated single-family 
residential homes between Congress and State 
Streets.

  Multi-family housing is limited to 9 or 10 scattered 
sites in the Downtown of which only half are 
privately owned or managed; the remainder are 
either faith based developments or subsidized 
housing.

  Educational and civic facilities tend to dominate 
the Northwest edges of the Downtown Core; 
otherwise, they are primarily located along the 
Government, North Royal and North St. Joseph 
Street corridors.

  Civic uses occupy a key redevelopment and 
open space opportunity at the intersection of 
Dauphin Street and Spring Hill Avenue.

  Retail/commercial uses are most heavily focused 
along the lower Dauphin Street, Conti Street, 
Conception, Emmanuel and St. Joseph Streets.  
Otherwise, retail activities are randomly located 
along high visibility corridors and intersections 
with easy access.

  Industrial and commercial service uses dominate 
the north and south portions of the Water Street 
corridor and riverfront. These uses also tend to 
cut-off the northwest MLK Avenue area from the 
retail core due to there presence along the St. 
Anthony Street, St. Louis Street and St. Michael 
Street corridors.

Midtown North Neighborhoods Building Use Trends

  The majority of the neighborhoods are 
dedicated to single-family detached and 
attached residential homes.

  Institutional, utility and medical uses occupy 
the southwest corner of the Midtown North 
Neighborhoods.

  Three key institutional nodes can be found at 
the Bishop State Community College-Franklin 
Memorial Medical area on Dr. Martin Luther King, 
Jr. Avenue, the Florence Elementary and Bishop 
State Community College area on MLK Avenue 
and Broad Street, and the University of South 
Alabama on Spring Hill Avenue.

  Larger retail commercial uses are located along 
the Spring Hill Avenue corridor at the Midway 
Shopping Center, Five Points Shopping Center, 
and various buildings between Ann Street and 
Broad Street.

  Auto services uses and commercial services 
uses are interspersed with retail along Spring Hill 
Avenue to create a continuous neighborhood 
serving “strip commercial” corridor.

  The retail commercial uses along MLK Avenue 
are much smaller and reduced to only one retail 
use per block at the east and west ends. The 
central portion of the corridor is now primarily 
residential.

Midtown South Neighborhoods Building Use Trends

  The majority of the neighborhood area is 
dedicated to single-family detached and 
attached residential homes.

  Multi-family residential buildings are primarily 
located in the Down the Bay neighborhood 
to the northeast, with additional multi-family 
locations in the Oakdale neighborhood at Taylor 
Park and in the southwest corner of the Maysville 
neighborhood at Halls Mill Road and Duval 
Streets.

  Industrial and utility uses are located throughout 
the railway corridor and sections of Tennessee 
Street and tend to divide the north areas from 
the south areas of the community.

  Retail commercial uses tend to occur in small 
clusters or nodes along key corridors and 
intersections, e.g., Broad Street at Virginia Street, 
Broad Street and Washington Avenue at I-10, 
Michigan Avenue at Flint and Tennessee Streets, 
Michigan Avenue at Duval Street and Halls Mill 
Road at Duval Street.

  The Houston Street corridor differentiates itself by 
having mostly commercial service oriented uses 
rather than retail uses.

  Four large areas are dedicated to outdoor 
recreation sites at Seals Park, Crawford, Taylor 
Park and Ladd-Peebles Stadium. This is also 
supplemented with fi ve school sites and historic 
cemetery sites which compose the larger portion 
of the open space in the neighborhoods.

5.3.3 The Walkways Assessment –  
 Mobile’s Key Linkage Corridors

Through visual observations, the sidewalks of the 
primary and secondary neighborhood streets were 
classifi ed into three categories:

  Sidewalks in Good Condition: Streets where 
paved, wide and well-maintained sidewalks 
were evident. Sidewalks in this category could 
potentially be used by everybody regardless of 
age and/or health condition.

  Sidewalks Needing Repair or Maintenance:    
Streets where paved pathways were evident 
but very diffi cult to use because of overgrown 
vegetation, cracks, narrow paving, grading 
problems, etc.  Although this covers a broad 
range of conditions it can easily be assumed 
that these sidewalks could potentially be used 
for young people of good health but would be 
a hazard for kids, the elderly and people with 
disabilities.

  No Existing sidewalks:  Streets where there was 
no sign of paved pathways.  In some cases there 

was not enough distance between the houses 
and  road curbs for a sidewalk to be added.  In 
other cases, and especially in front of houses 
of Good Condition, the yards of the houses 
extend all the way to the road allowing no room 
between the house yard and the road.

The objectives were to identify physical opportunities 
and constraints of walkability and to help develop 
a strategy for stronger linkages between Downtown 
and neighborhood destinations and community 
resources.  Key observations are as follows:

Downtown Core and Riverfront Walkway      
Observations

  Although a large portion of the downtown 
blocks are shown as having sidewalks, a very 
high proportion of these walkways are in 
disrepair or lack the upgrades that are required 
under ADA (Americans with Disabilities Act) 
requirements for full sidewalk accessibility.

  In many cases walkway linkages along key 
street corridors are inexplicably interrupted 
for one or two blocks and devoid of sidewalk 
improvements. Key walkway linkages that are 
missing include portions of Dearborn Street, St. 
Louis Street, St. Francis Street and several short 
segments along the north-south streets  between 
St. Anthony Street and Dauphin Street.

  With continued future development of the 
Church Street East neighborhood for infi ll 
residential, additional walkways will be needed 
around the Ice Plant site.

Midtown North Neighborhoods Walkway       
Observations

  The majority of the existing sidewalks in the 
neighborhoods have been found to be in good 
condition; however, this represents a relatively 
low percentage of the total blocks in the area.

  Existing sidewalks in need of repair were primarily 
located in the Bottoms Neighborhood and along 
the eastern portion of the MLK Avenue corridor.

  A large proportion of the neighborhood blocks 
(approaching 80%) are lacking sidewalk 
improvements.

  Continuous walkway linkages exist along portions 
of St. Stephens Road, MLK Avenue, Ann Street, 
Lafayette Street, Catherine Street and the streets 
around Bishop State Community College.

  The primary areas of walkway needs include the 
north-south corridors that link the neighborhoods 
with the commercial and transit serving Spring 
Hill Avenue and MLK Avenue corridors. Walkways 
should also be provided between public parks, 
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schools and recreational facilities. 
  The recommended corridors for improvement 

are described in Section 2 and illustrated in the 
Midtown North Public Realm Improvements Plan.

Midtown South Neighborhoods Walkway       
Observations

  The majority of the existing sidewalks in the 
neighborhoods have been found to be in good 
condition; however, this represents only 60% of 
the total blocks in the Midtown South area being 
served by walkways.

  The Down the Bay neighborhood is well served 
by walkways in good condition north of Virginia 
Street and west of Broad Street. The area 
southeast of Virginia and Broad is largely void of 
walkways.

  The Maysville neighborhood is well served by 
walkways in good condition north of Tennessee 
Street and/or the railroad line, with the exception 
of the neighborhood blocks directly west of 
Ladd-Peebles Stadium.

  Two large neighborhood areas are almost 
entirely void of walkway improvements. The 
fi rst is the Maysville area bounded by Houston 
Street, Duval Street, Michigan Avenue and the 
Tennessee Street and rail line. The second is the 
Oakdale area bounded by Ann Street, Cottrell 
Street, Marine Street and the Tennessee Street 
ditch and rail line. 

  Existing sidewalks in need of repair were primarily 
located in the Bottoms Neighborhood and along 
the eastern portion of the Dr. Martin Luther King, 
Jr. Avenue corridor.

  Continuous north-south walkway linkages exist 
along portions of Halls Mill Road, Houston Street, 
Michigan Avenue, Ann Street, South Broad Street 
and Washington Avenue. Antwerp Street, Owens 
Street, Kelly Street and Gayle Street are key 
north-south linkage streets in need of walkway 
improvements.

  Continuous east-west walkway linkages 
exist along portions of Texas Street, Virginia 
Street, Baltimore Street, Arlington Avenue and 
Dublin Street.  Duval Street, Cherokee Street, 
Kentucky Street and Easton Street are key 
east-west linkage streets in need of walkway 
improvements.

  The recommended corridors for improvement 
are described in Section 2 and illustrated in the 
Midtown North Public Realm Improvements Plan.

These trends as well as more detailed observations 
are presented and addressed in later pages as well 
as in Section 2.

Midtown North Community Assets Midtown North Community Assets
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EXHIBIT 5-7: 
Urban Environment 
Assessment  - Downtown 
Core & Riverfront 

This exhibit illustrates business, 
housing, and sidewalk existing 
conditions overlaid on the 
area’s existing building land 
uses. 
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EXHIBIT 5-8: 
Urban Environment 
Assessment - Midtown 
North Neighborhoods 

This exhibit illustrates business, 
housing, and sidewalk existing 
conditions overlaid on the 
Midtown North Neighborhoods’ 
existing building land uses. 
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EXHIBIT 5-9: 
Urban Environment 
Assessment - Midtown 
South Neighborhoods 

This exhibit illustrates business, 
housing, and sidewalk 
existing conditions overlaid 
on the Midtown South 
Neighborhoods’ existing 
building land uses. 

A
ve
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Downtown Southwest

5.3.4 Current Conditions in Mobile - The   
 Visual Property Assessment

The success of an urban revitalization and economic 
development plan relies heavily on its ability to 
respect, preserve and build around the assets 
of the community while also working to identify 
and change any negative infl uences. With that 
in mind, a detailed block-by-block visual property 
assessment was conducted to examine and 
understand the general property conditions in the 
area and identify potential areas of development, 
redevelopment or business recruitment to fi ll 
vacancies. Through visual observations each block 
(or parcels when appropriate) of the Downtown 
and Midtown Mobile area was described as one of 
the following:

 Vacant Business(s) (shown in red hatch): Entire 
commercial building tenant space is vacant.

 Partially Vacant Business(s) (shown in orange 
hatch): Existing multi-tenant commercial 
buildings with one or more tenants spaces 
vacant.

 Sites Under Construction (shown in back 
cross-hatch): Parcels that are currently 
under renovation for adaptive re-use or new 
development or redevelopment.

 Good Condition Housing (shown in pale yellow):  
Houses that have no visual signs of structural 
problems or cosmetic shortcomings.

  Moderate Condition Housing in Need of Minor 
Repair (shown in medium yellow):  Houses that 
have no visual structural problems but need 
cosmetic repairs such as painting, window 
repairs, etc.

 Poor Condition Housing in Need of Major 
Repair (shown in orange):  Houses that were 
inhabited but could be a potential hazard for 
the occupants due to foundation problems, 
windows and/or walls openings etc. 

  Vacant Housing in Dilapidated/Hazardous 
Condition (shown in light brown):  Houses 
typically in very poor condition, unoccupied, 
decaying with  nailed boards in places of doors 
and windows most of the time. 

 Vacant Parcel(s) (shown in dark brown): Parcels 
without building improvements. Parking areas 
that served adjacent churches or stores were 
not included in this category. In most cases 
overgrown vegetation, tagging/graffi ti, illegal 
dumping were evident.

Some noteworthy patterns of property conditions, 
illustrated in Exhibits 5-7, 5-8 and 5-9, addressed in 
the Plan: 

Downtown Core, Riverfront and Midtown West 
Corridors Observations

  Almost 30 vacant or underutilized sites (outlined 
in black on the map) have been identifi ed 
throughout the Downtown Core for potential 
renovation, revitalization or redevelopment.

  There are 10 to 15 building sites identifi ed along 
the Dauphin Street corridor that are vacant 
and in critical need of restoration and adaptive 
re-use because of their position in the Lower 
Dauphin Historic District.

  Properties in the northwestern quadrant of 
the Downtown Core generally bounded by 
Congress Street, Bayou Street, St. Francis Street 
and Claiborne Street show the greatest need 
for façade and structural improvements, 
neighborhood revitalization and conservation, as 
well as a need for public realm improvements.

Midtown North Neighborhoods Observations

  There are a large number of good-quality homes 
in the Midtown North Neighborhoods, many of 
which lie between Catherine Street, St. Stephens 
Road, Ann Street and Dr. Martin Luther King, Jr. 
Avenue.  Additional pockets of good housing 
exist in the upland portions of the Bottoms 
Neighborhood and areas surrounding churches 
and key neighborhood institutions.

  A substantial portion of the mapped vacancies 
east of Monday Street on the assessment map 
are attributable to the previous public housing 
development which has been demolished for 
the new HOPE VI neighborhood development.

  The recorded vacancies and dilapidated 
properties in the northern and northwestern 
edges of the Bottoms neighborhood are largely 
attributable to their location within the 100-year 
fl oodplain for Three-Mile Creek. This area would 
require special fl oodplain mitigation construction 
measures for new residential rehabilitation and 
infi ll development.

  Four key areas of residential revitalization and 
conservation have been identifi ed through 
the urban environment assessment: the 
Bottoms Neighborhood, the Campground 
Neighborhood, the neighborhood areas 
surrounding Florence Howard Elementary and 
Bishop State Community College, and the 
neighborhood areas surrounding Peters Park, 
east of the Three-Mile Creek.

  Areas for commercial improvement include 
the MLK Avenue east and west commercial 
businesses.  Many of the west end businesses 
along St. Stephens Road fall within the 100-
year fl oodplain, making them undesirable for 

redevelopment.  The Midway Shopping Center 
buildings are beyond their functional use and in 
need of site redevelopment.

Midtown South Neighborhoods Observations

  Four key areas of residential revitalization and 
conservation have been identifi ed through 
the urban environment assessment: 1) the 
Down the Bay neighborhood area south of 
Virginia Street, 2) the Oakdale Neighborhood 
generally surrounding the Taylor Park area, 3) 
the Maysville neighborhood generally south of 
Gaynor & Waterford Streets, and 4) the Maysville 
Neighborhood between Dublin Street & Virginia 
Street (west of the Stadium).

  There  are a large number of good-quality 
residential blocks in the Midtown South 
Neighborhoods, many of which lie to the north 
of the Tennessee Street ditch and rail line.  
Additional pockets of good housing can be 
found south of the railway between Michigan 
Avenue and Ann Street, between Halls Mill Road 
and Houston Street, and generally southwest of 
Taylor Park.

  Only one area of multi-family, subsidized housing 
is in need of considerable repair and clean-up 
at Halls Mill Road and Duval Streets. All other 
subsidized apartments around Taylor Park and in 
the Down the Bay neighborhood were found to 
be in generally good condition.

  The old industrial warehouse area south of Ladd-
Peebles Stadium and the rail line is dominated 
by vacant and dilapidated structures that are 
beyond their useful life. This area is a key site 
for community redevelopment given its close 
proximity to area schools, parks and potential 
neighborhood conservation areas.

  Areas for commercial improvement include 
site vacancies along the northern and southern 
sections of Broad Street and Washington 
Avenue. Many of the commercial buildings 
along Michigan Avenue are beyond 
their functional use and in need of site 
redevelopment to accommodate additional 
neighborhood serving businesses. The same can 
be said for the central portions of the Houston 
Street corridor between Virginia Street and 
Dublin Street. 

  Commercial services in the southern portion of 
the Maysville and Oakdale Neighborhoods are 
very limited to small carry-out restaurants, auto 
salvage yards, marginal convenience retail/
quick-mart shops, small corner groceries and 
liquor stores. While the primary areas sited for 
commercial development initiatives fall upon the 
Houston/Duval Street corridors to the west and 
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Downtown Southeast

the Broad and Washington Street corridors to 
the east, many residents expressed an interest in 
encouraging commercial businesses to remain 
and strengthen along the Michigan Avenue 
corridor.  

  The Michigan Avenue corridor was highlighted 
for its relative ease in access, direct linkage to 
an Interstate-10 interchange, central location to 
the Maysville and Oakdale neighborhoods and 
high visibility along a major southern gateway to 
Ladd Peebles Stadium, Government Street and 
the Downtown; however, the area also suffers 
from the visual blight of auto salvage yards, 
long demolished building sites, issues of crime 
and safety, deferred building maintenance and 
awkward development parcels created by the 
intersection of diagonal and gridded streets.  
Under its current condition this area would be 
very diffi cult to market and attract new private 
investment interest without signifi cant private 
property improvements and public realm 
enhancements.

The remaining parcel conditions in Mobile are very 
random in their juxtaposition to one another with no 
clear rationale for why some pockets are doing very 
well while other areas are eroding away. The key 
areas identifi ed for neighborhood conservation and 
infi ll development will have to be further examined 
on a block-by-block phased basis to assess the 
feasibility of saving, renovating and/or redeveloping 
existing homes and parcels.

Besides the systematic and statistical benefi t of 
such study, this process also allowed the consultant 
team to develop fi rst-hand experience and a 
thorough knowledge of the community. This intimate 
understanding of the place is not only a critical 
component of good planning and design but 
also becomes the vehicle for the community to 
evaluate, trust and embrace the process and the 
Plan.

It should be noted that future redevelopment and 
revitalization activities will require that a detailed 
parcel-by-parcel analysis be conducted to better 
strategize the unique implementation requirements 
of each block or site in the neighborhood 
areas. Every effort should be made to work with 
neighborhood residents and businesses to better 
understand problem conditions, discuss appropriate 
solutions and establish a detailed plan of action for 
implementation.

5.3.5 Site Re-examination and Continuous 
 Evaluation

The block-by-block visual inventory was conducted 
at the beginning of this study in March, April and 
May of 2008. In subsequent visits during and towards 
the end of the project changes in the parcel 
conditions, although not excessive, had occurred. 
Houses and businesses that had been identifi ed as 
poor condition had burned down and parcels that 
had been characterized as vacant sometimes had 
a new house or business under construction. 

Although the fi ndings and the generated exhibits 
provide an understanding of the strengths and 
weaknesses of the Downtown and neighborhoods, 
as building conditions change over time it only 
provides a snapshot in time and an appropriate 
methodology for any follow-up business and housing 
revitalization efforts. For this reason this parcel 
analysis is only meant to help develop an overall 
revitalization and redevelopment process and not to 
be used as a determining factor of which buildings 
and parcels should be renovated or removed. Any 
future renovation, conservation or infi ll application 
should re-examine the commercial and residential 
conditions and draw conclusions based on new 
conditions. 

5.3.6 Enhancing Blighted Properties – 
 Their Effect in the Neighborhoods

Perhaps more signifi cant to this process are 
the number of vacant and blighted properties 
that fi lter through the Downtown and Midtown 
Neighborhoods. Blighted Property is defi ned as 
property that is vacant, uninhabitable or hazardous, 
“public nuisance,” vermin-infested or lacking in 
facilities required by City Code. Blighted property 
is eligible to be declared condemned, or to be 
judged or declared unfi t for use or consumption 
by public order. A key issue that arose during the 
planning process was the prevalence of blighted 
or abandoned properties in sections of Downtown 
Mobile and the neighborhoods. While no one 
property can be blamed for the physical decline of 
a neighborhood, the total effect from the random 
pattern of these properties overshadows the positive 
aspects of the neighborhood. This therefore results 
in a negative perception of the neighborhood, 
which can be harder to change than the physical 
improvements outlined in this plan document.

Ultimately the responsibility rests with: 1) the 
neighborhood residents to take back their 
neighborhood and instill community pride, 2) the 
landlords to maintain their property or convey Midtown South Community Assets
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5.3.7 Potential Downtown & Neighborhood
 Infi ll/Rehabilitation Sites 

After the baseline Visual Property Assessment 
Analyses were documented in a GIS data base, 
they were also merged with current information on 
the Phase 1 land holdings of the HOPE VI initiative 
underway in Mobile. The result was a comprehensive 
parcel data mapping tool for the community which 
had never before been documented and was 
important to this plan process. 

Once the working property database had been 
created, the next step in the revitalization planning 
process was to sort out those properties that 
were identifi ed as good or moderate condition 
properties, as well as the HOPE VI initiative 
designated properties. This resulted in a new exhibit 
revealing the homes and parcels with the most 
need for planning and design attention in the 
new neighborhood housing initiative (Exhibits 5.7, 
5.8 and 5.9). The areas of focus for rehabilitation 
of existing structures and infi ll sites for new 
residential development included: poor condition 
housing, vacant housing, vacant parcels, vacant 
commercial properties and HOPE VI Sites. 

A review of the property conditions map suggests 
residential, commercial and employment focus for 
the following areas:

The Downtown Core, Riverfront and Midtown West 
Corridors Infi ll Observations

  Conservation, preservation and rehabilitation 
of the home sites in the N.W. Dr. Martin Luther 
King, Jr. Avenue neighborhood area and 
development of an expanded Downtown 
residential district stretching from DeTonti 
Square to Father Ryan Park and the west end of 
Dauphin Street.

  Redevelopment and infi ll development of the 
underutilized northeast industrial area to create 
a stronger employment area in the Downtown 
Core.

  Revitalization and redevelopment of the area 
around the old City Hall North Annex property at 
the north gateway to the City.

  Infi ll development, redevelopment and 
continued enhancement of the Government 
Street and Church Street corridors.

  Expanding the use of the Civic Center facilities 
and site and offering more self-sustaining 
activities in the area that add to the Downtown 
mix of uses and attractions.

  Sensitive residential infi ll development and 
continued restoration, protection and 

enhancement of the historic Church Street East 
neighborhood.

  New infi ll commercial development and 
redevelopment at the Broad Street-Government 
Street Gateway which would serve the 
Downtown and surrounding neighborhoods.

  Re-establishing the St. Louis Street corridor as a 
premier address for Downtown employment and 
incubator businesses.

  Continued reinforcement of quality schools and 
development of additional service organizations 
in the Lawrence Street and MLK Avenue vicinity 
that serve the Downtown and surrounding 
neighborhoods.

The Midtown North Neighborhoods Infi ll Observations

  Conservation, preservation and rehabilitation 
of the home sites in the Campground 
Neighborhood area, focusing on the vicinity of 
Cuba Street.

  Conservation, preservation and rehabilitation 
of the home sites in the Bottoms Neighborhood 
area, focusing on the vicinities of Hickory Street, 
Peach Street, Pecan Street, and Bizzell Avenue

  Conservation, preservation and rehabilitation of 
the home sites in the MLK Avenue neighborhood 
area, focusing specifi cally on the vicinity of 
Kennedy, Gaston, Clay and Calhoun Streets.

  Conservation and relocation of threatened 
home sites (due to fl ood or neglect) to vacant 
sites within newly designated neighborhood 
conservation areas.

  Residential and commercial redevelopment of 
the Roger Williams Homes site for new single-
family detached and attached residential 
homes.

  Residential rehabilitation, redevelopment and 
reduction of residential densities around the 
Three-Mile Creek Floodplain, Roger Williams 
Homes and HOPE VI Housing areas.

  Relocation of key businesses to facilitate re-
development of identifi ed commercial sites 
along MLK Avenue, St. Stephens Road and 
Spring Hill Avenue corridors.

  Infi ll commercial development on vacant sites 
between existing businesses along the eastern 
and western portions of the MLK Avenue 
corridors.

  Infi ll commercial mixed-use redevelopment 
along Spring Hill Avenue focusing on the vicinity 
of the Five Points Shopping Center and Midway 
Shopping Center.

  Residential or mixed use redevelopment of the 
St. Stephens Road commercial corridor focusing 
on the vicinity of the Midway Shopping Center.

Revitalization opportunity in the Campground District

City blocks with good housing stock in the Campground District

Downtown Northwest

Downtown Northeast

it to someone who will, and 3) the City’s Code 
Enforcement Department to deal with this issue 
swiftly and seriously with good follow-up to see 
results. These are important fi rst steps to changing 
the physical character of the neighborhoods 
from within, while also conveying that it is the right 
place to invest because the citizenry take pride in 
place!  This is a key issue to Mobile’s neighborhood 
revitalization success in the Campground, The 
Bottoms, Down the Bay/Texas Street, Oakdale/
Baltimore Street and Maysville neighborhoods.  
Housing and neighborhood initiatives specifi cally 
focusing on these areas are described in Section 2.

The rise in foreclosures and the increase in 
vacant and abandoned housing is a growing 
problem nationally and within the Zone 2 and 3 
neighborhoods. Through the Dept. of Housing and 
Urban Development, the federal government 
is providing expanded use of Community 
Development Block Grant funding. These expanded 
uses are meant to incentivize builders, developers, 
and new homebuyers into neighborhoods 
impacted by high concentrations of foreclosures 
and vacant/abandon houses. Cities throughout 
the country are implementing neighborhood 
redevelopment strategies that attack this problem 
through acquisition, renovation, demolition, and 
landbanking.  

A tested and successful program is the “Vacant 
Property Registration Program”.  Under this program, 
a property owner must indicate to the city how their 
property will be maintained for the duration of its 
vacancy.  As an example, the City of Chula Vista, 
CA, requires the owner of abandoned properties 
to secure the property against vandalism and 
deterioration, hire a local property management/
maintenance company to maintain it, and post 
the property management company’s name and 
contact number on registration.  If the City identifi es 
vacant and unmaintained properties that are not 
registered, either through complaints or by utilizing 
the Building Conditions Map, the City has the  right 
to fi ne the property owner for not only violating 
municipal codes but also for not registering the 
property with the City. By having such properties on 
record, Chula Vista has been able to diligently track 
the condition of a property, making it easier to track 
down and enforce codes with the property owner.
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5.3.8 Downtown Core & Riverfront SWOT
 Assessment

Beyond the physical mapping recorded in the 
Urban Environment Assessment, the planning team 
also conducted an informal Community SWOT 
(strengths, weaknesses, opportunities and threats) 
Assessment Survey/Questionnaire throughout 
the public planning process. Participants in the 
planning process were asked to identify the top 
three things and/or areas that they believed were 
strengths, weaknesses, opportunities or threats in 
the Downtown or Midtown Neighborhoods from an 
urban design, economic, transportation, housing 
and historical-cultural perspective. 

The Downtown Core and Riverfront strengths 
and opportunities listed below highlight many of 
Mobile’s greatest assets and resources, including 
connections, historic resources, community facilities, 
dedicated open spaces and other destinations 
within the community. The weaknesses and threats, 
on the other hand, call out many of Mobile’s 
challenges, including physical barriers, poor 
connections, perception and image problems, 
isolated areas, fi xed uses and undevelopable areas. 

Answers from the community survey were coupled 
with input from community leader interviews and 
planning team observations from a community 
windshield survey to produce the following short-list 
of priority strengths, weaknesses, opportunities and 
threats to be addressed in the New Plan for Mobile 
document.

Downtown Strengths
 Historic Buildings and Districts

  Trees, Parks and Open Spaces
 Good Restaurants and Stores

  The Waterfront
 Strong Churches

  Architectural Style & Continuity
 Overall Quality of Real Estate 

  Several federally designated historic districts fall 
within the boundaries of Zone 1. These districts 
have been in place for many years and maintain 
a stable resident population.

  Tourism potential is strong.
 Neighborhood associations and Downtown 

Alliance/BID promote and communicate area 
strengths.

  RSA Tower and resulting investment have 
reinvigorated Downtown development. 

Downtown Opportunities
  New retail that caters to residents
 Preservation of additional structures

  Beautifi cation plan
  New residential development
  Mixed-use housing
  Civic uses- Maritime Museum
  Barton Academy, architecturally signifi cant 

building available for rehabilitation.
  Waterfront as a visitor destination and recreation 

option.
  Ongoing expansion of historic district boundaries.
  New Park locations.

Downtown Weaknesses
  Vacant, abandoned buildings and blighted 

housing
  Sidewalk conditions for pedestrians
  Quality of grocery stores
  Poor zoning, codes & ordinances
  Public Schools
  Lack of Public Parks
  Low-income, subsidized housing
  Need for better street lighting
  No bicycle access 
  Little waterfront access
  Riverfront is not accessible, neither by 

pedestrians or automobile. 
  City Government has weakened the power of 

the Architectural Review Board.
  Light pollution from industry and interstate
  Grocery stores and retail establishments are not 

adequate for neighborhood residents.

Downtown Threats
  Crime  (robberies and drugs) 
  Unwanted new real estate, too much 

commercial development
  Abandoned property
  Pollution
  New I-10 Bridge 
  Deteriorating Parks
  Gentrifi cation has occurred and is a threat to 

older residents and renters in this zone.  
  Parks don’t seem safe to residents
  Out-migration to West Mobile
  ARB enforcement is critical to survival of the 

historic integrity of Downtown Neighborhoods.

Several reoccurring themes became evident in 
the interviews, public meeting process, and the 
assessment of the community physical conditions 
that summarizes the Strengths, Weaknesses, 
Opportunities, and Threats:

  The focus of Downtown planning and investment 
has been primarily in the Dauphin Street, Conti 
Street, Royal Street, the south riverfront and the 
historic districts with little attention given to the 
surrounding northwest, northeast and southeast 
areas.

  Infi ll commercial development on vacant HOPE 
VI site along Beauregard Street.

  Relocation of threatened businesses (due to 
fl ood or neglect) to vacant sites within newly 
designated neighborhood commercial areas.

The Midtown South Neighborhoods Infi ll Observations

  Conservation, preservation and rehabilitation 
of the home sites in the Maysville neighborhood 
area, focusing specifi cally on the areas west of 
Ladd-Peebles Stadium, south of Lillie Williamson 
High School, and North east of Duval Street and 
Halls Mill Road. 

  Conservation, preservation and rehabilitation of 
the home sites in the Oakdale/Baltimore Street 
neighborhood area, focusing on the vicinity of 
South Gayle Street, Tennessee Street  and Taylor 
Park.

  Conservation, preservation and rehabilitation of 
the home sites in the Down the Bay-Texas Street 
neighborhood area, focusing on the vicinity of 
the current multi-family apartment complexes, 
the Texas Street and Broad Street area, and the 
area southwest of Broad and Virginia Streets.

  Conservation and relocation of threatened 
home sites (due to fl ood or neglect) to vacant 
sites within newly designated neighborhood 
conservation areas.

  Relocation of key businesses to facilitate re-
development of identifi ed commercial sites 
along Broad Street, Washington Avenue, 
Michigan Avenue and Houston Street.

  Infi ll commercial development on vacant sites 
between existing businesses along the South 
Broad Street and Virginia Street corridors.

  Infi ll commercial development on vacant sites 
between existing businesses along the South 
Broad Street and Washington Avenue corridors.

  Redevelopment of existing vacant or 
underutilized business properties along 
Tennessee Street at Broad Street and 
Washington Avenue.

  Redevelopment of existing vacant or 
underutilized business properties along the 
southern and central commercial portions of the 
Michigan Avenue corridor.

  Redevelopment of existing vacant or 
underutilized business properties along the 
southwestern commercial portions of the 
Houston Street, Halls Mill Road and Duval Street 
corridors.

Each of these identifi ed infi ll development and 
redevelopment opportunities were carried forward 
as key areas of focus with supporting initiatives 
presented in Section 2.

Downtown Northeast

Downtown Northwest
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  Deferred maintenance and repair of public 
streets, walkways, parks, utilities, etc. should be 
funded, resolved and balanced with a set of 
new public realm enhancements and linkages 
catering to pedestrians and cyclists. Public 
amenities, such as Dauphin Street and Cathedral 
Square need ongoing maintenance and 
repairs that must be funded in the City’s capital 
Improvement Program.

  The development process needs to be further 
streamlined and site development standards 
and guidelines (historic and non-historic) in 
the Downtown Core area are in need of more 
consistent interpretation. Zoning and subdivision 
standards in general were also sited as needing 
updating to follow the New Plan for Mobile’s 
recommended initiatives.

  There are a number of strategic vacant or 
underutilized residential and commercial 
properties that were identifi ed in the Downtown 
that need reinvestment for the Downtown Core 
to be more successful. The municipal properties 
were also identifi ed as being key catalytic sites 
for Downtown redevelopment.

  While the Downtown Core Neighborhoods are 
very strong, more housing types are needed 
outside of the existing historic districts. The 
new condominium and apartment lofts in 
the commercial core were well received and 
encouraged by planning participants.

5.3.9 Midtown North Neighborhoods SWOT
 Assessment

Like the Downtown Core and Riverfront, a similar 
exercise was conducted for the Midtown North 
Neighborhood  with  more focus on neighborhood 
revitalization and business development.  Based 
on the input generated through public meetings, 
interviews with community leaders and a windshield 
survey of the area, the planning team prepared an 
urban design, neighborhood and historical/cultural 
summary of the Midtown North Neighborhood’s 
current conditions that includes the following 
strengths, weaknesses, opportunities and threats:

Neighborhood Strengths
  Cultural Heritage of Bottoms neighborhood
  Cultural heritage of Dr. Martin Luther King, Jr. 

Avenue business district
  Existing pockets of neighborhood  stability
  Active neighborhood organization(s)
  Proximity to new schools, college, and business 

district
  Pedestrian scale of neighborhood south of MLK 

Avenue.

Neighborhood Opportunities
  Target redevelopment  in stable neighborhood 

pockets
  Reuse of Roger Williams  Apartments and  

Midway Shopping Center
  HOPE VI project area proximity
  Campground neighborhood Historic District 

Designation
  Heritage-driven retail node at Dr. Martin Luther 

King, Jr. Avenue
  African American tourism  through refi ning  Black 

Heritage Trail
  Establish  building design standards
  Introduce active and Passive green space in  

Bottom neighborhood
  Workforce housing through college and 

neighborhood schools.

Neighborhood Weaknesses
  Lack of structured  recreational programming for  

youth
  Limited offerings of retail goods and services
  Program incentives to encourage residential/

retail investment
  Unpaved alleyways reduce their usefulness
  Abrupt street terminations in Bottoms neighborhood
  Sidewalk conditions do not support pedestrian 

oriented neighborhood
  Dr. Martin Luther King, Jr. Avenue lacks defi nitive 

urban design  as a gateway into community
  Lack of housing specifi cally orientated to senior 

citizens.

Neighborhood Threats
  Environmental concerns  in Bottoms neighborhood
  Perception/reality  of crime
  An estimated 70% of  school age children on 

free lunch program
  New infi ll homes not designed on the basis of  

architectural character of neighborhood
  Amount of existing housing stock in poor to 

deteriorated  condition
  Signifi cant amount of vacant lots
  Aging population and absentee ownership of 

single-family homes.

Several reoccurring themes became evident in 
the interviews, public meeting process, and the 
assessment of the community physical conditions 
that summarizes the Strengths, Weaknesses, 
Opportunities, and Threats:

  Very little, if any, neighborhood-wide planning 
has occurred in the past 10 years; as a result 
residents do not feel they can facilitate any 
community improvement.

  Residents are concerned by what they 
perceived as long-term neglect and growing 

blight within their neighborhood. This was 
especially evident with residents who lived in The 
Bottoms neighborhood.

  Community pride and heritage in The Bottoms 
neighborhood, Dr. Martin Luther King, Jr. Avenue 
corridor, and the Campground Historic District is 
an intangible community resource to build on.

  There does not appear to be any current 
or proposed structured neighborhood re-
development initiatives outside of the work that 
had occurred along the MLK Avenue corridor 
several years ago.

  Increasing numbers of vacant lots created 
by housing demolition, vacant buildings, and 
occupied buildings in poor to deteriorating 
conditions threaten the quality of life in a large 
portions of The Bottoms and Campground 
neighborhoods.

As it became apparent in the public meetings 
and in discussions with community representatives, 
community stakeholders are hopeful that this 
planning process is the beginning stage of work that 
builds on the neighborhood pride evident in every 
public meeting conducted. Current residents are 
concerned about growing signs of neighborhood 
blight and disinvestment. These signs are visible 
through an increasing number of vacant building 
lots, single-family homes converting from owner-
occupied households to rental properties, and older 
lower income home owners who cannot keep up 
with a growing list of deferred maintenance items. 
Despite these threats, community stakeholders are 
hopeful  that  the designation of the Campground 
Historic District, the growth of the Medical Mall 
facility, and the new Black Heritage Trail designation 
are signs that this neighborhood can be revitalized. 
The redevelopment strategy for Midtown North 
Neighborhood should also include building the 
capacity of residents to organize themselves into 
strong neighborhood associations that partner with 
the city on a wide range of community improvement 
initiatives. 

The recommendations are designed to introduce 
catalyst initiatives that address neighborhood 
issues and concerns and build on its strengths and 
opportunities.

Midtown South Community Assets
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5.4 Emerging Areas of Focus  

5.4.1 Introduction - The Role of Strategic 
 Areas of Focus Framework Diagrams

Analyzing and planning for a large area like the 
New Plan for Mobile can reveal and document 
an overwhelming number of items that need to 
be addressed or optimized in the Downtown and 
neighborhood environments, especially in the areas 
that have been neglected by deferred planning, 
design and maintenance. To list all of the area issues 
and opportunities and attempt to fi nd solutions and 
funding for each would be counter-productive 
if the staffi ng, resources and fi nances were not 
adequate to address a long list of detailed items. 
For this reason, the planning approach taken for the 
Mobile Plan was to work with City leadership and 
the citizenry to identify the concentrated areas of 
greatest need and/or opportunity in the Downtown 
Core and Midtown Neighborhoods, and focus on 
initiatives that would best improve, enhance and 
revitalize those areas. The goal was to identify three 
to four key focus areas in each of the four areas that 
were studied. 

Upon further analysis of the documented conditions 
in each of the Urban Assessments, a larger number 
of focus areas were easily identifi ed in each 
study area that could serve as pilot areas for 
redevelopment or revitalization initiatives.  Pilot 
areas were identifi ed based on particular physical 
opportunities that were recognized, or based on 
key needs such as the existing condition of housing 
or commercial properties.  Ideally, focus areas 
should build on strengths on on-going or completed 
catalyst projects.  By concentrating efforts in a 
defi ned area, the maximum benefi ts can be realized 
for the Downtown or Midtown Neighborhood areas 
and a sense of “completeness” can be recognized 
for that district or area.    Focusing on tight areas can 
also help improve the overall visual and aesthetic 
quality, which in turn can raise neighborhood pride. 
The key potential areas of focus are highlighted in 
Exhibits 5-10, 5-11 and 5-12 and are as follows.

5.4.2 The Downtown Core, Riverfront and 
 Midtown West Corridors Areas of Focus

The focus areas identifi ed for the Downtown Core 
are different than those of the North and South 
Neighborhoods as they are intended to serve a 
two-fold purpose.  First, they are defi ned geographic 
areas where proposed initiatives will be directed in 
the urban design and economic plan, and second, 
they are potential thematic districts composed of 
existing or proposed uses which share common 
characteristics and roles in the Downtown’s 
offerings. 

5.3.10 Midtown South Neighborhoods SWOT 
 Assessment

Like the Midtown North Neighborhood, a third 
exercise was conducted for the Midtown South 
Neighborhood with a similar focus on neighborhood 
revitalization and business development.  Based on 
the windshield survey, interviews with community 
leaders, and input generated through public 
meetings, the consultant team prepared an urban 
design, neighborhood and historical/cultural 
summary of the Midtown South Neighborhood’s 
current conditions that include the following 
strengths, weaknesses, opportunities and threats:

Neighborhood Strengths
  Neighborhood schools
 Unique identities and cultural signifi cance not 

widely known
 Proximity to designated historic districts

  General condition of residential housing (good 
to fair)

  Community-based organizations
 Close proximity to potential major employment 

sites
 Texas Street an example of stable neighborhood

  Single-family housing stock and neighborhood 
organization within Down the Bay Neighborhood

  Cultural heritage of Down the Bay, cemeteries. 

Neighborhood Opportunities
  Oakdale has potential to be a historic district or 

conservation neighborhood
  Down the Bay area (near Historic District) has 

potential to  be a designated Historic District
  Opportunities  for public spaces  Texas Park, 

Baltimore Park, Hartwell Field, and Arlington 
School

 Enhancement of James Seal Community Center 
  Expansion of Historic District
 Enhanced gateway location into Downtown 

Mobile 
 Birdsville housing project demolitions

  Introduce initiatives for low- to moderate-income 
homeownership in expanding areas of Historic 
District

 Link stadium area to vacant warehouse district.

Neighborhood Weaknesses
  Lack of neighborhood retail shopping
 No recent physical improvements 

  Lack of public park maintenance
 Traffi c circles not well maintained

  Pedestrian amenities lacking or need repair in 
southern portion of neighborhood

  Recognition of distinct characteristics of 
neighborhood areas.

Neighborhood Threats
  Large concentrations  of multi-family housing
  Trailer parks
  Displacement  of families located in Historic 

District expansion areas
  Concentration of seniors living in poor housing 

conditions
  High concentration of lower income residents in 

multi-family developments 
  Low percentage of owner-occupants
  Properties adjacent to I-10 lack adequate 

buffering 
  Under utilization of  industrial and vacant 

properties adjacent to Lillie B. Williamson HS and 
Ladd-Peebles Stadium

  Homes  indicating deferred maintenance  and 
deterioration  

  Goals and objective of neighborhood planning 
strategy  not understood by some residents.

Several reoccurring themes became evident in 
the interviews, public meeting process, and an 
assessment of the community physical conditions 
that summarize the Strengths, Weaknesses, 
Opportunities, and Threats:

  Existing residents in Maysville and Oakdale in 
particular are concerned that expanding Historic 
District designation will result in gentrifi cation 
and create economic hardships as the 
neighborhoods are improved.

  Down the Bay community stakeholders and 
homeowners near Texas Park are concerned 
that the multi-family apartments in their 
neighborhoods threaten property values and 
foster crime.

  Community pride and African American 
heritage are important links to the culture and 
history of this area of the City and could serve as 
a foundation for future development; and

  Large tracts of vacant lots create other blighting 
infl uences such a crime, loss of property value, 
and housing abandonment in the southwestern 
portion of the Midtown South Neighborhood.

Public meeting, interviews, and correspondence 
with community stakeholders of the community 
suggested that this area has long-standing 
neighbor-hood organizations and a strong sense of 
community pride. However, many of the residents 
felt that their community is threatened by large 
tracts of higher density, multi-family buildings that 
are not well maintained and have the long-range 
potential to destabilize their neighborhoods. A 
more immediate concern was raised by residents 
who lived in communities were an expansion 
of an existing Historic District was thought to be 

eminent. The concern centered around the threat 
of potential gentrifi cation and the inability to afford 
the cost of repairs and maintenance based on 
standards that would be established as a result of 
Historic District designation. Although these concerns 
are not without basis, many of the stakeholders 
felt that revitalization was needed but within a 
framework that would enable residents to be part of 
the redevelopment process. 

Our  windshield  survey  noted  a large number of 
vacant lots and land tracts in the southwestern 
portion of the Midtown South Neighborhood.  Even 
though this is a concern because of the blighting 
infl uence on this neighborhood area, it provides 
a development opportunity if the vacant land 
could be assembled and new housing could be 
developed to absorb  the anticipated demand 
for workforce housing in the greater Mobile area. 
Our survey also noted the importance of this 
neighborhood’s history and culture and the need 
to celebrate the community’s African American 
heritage in a way that acknowledged past 
accomplishments and stimulated reinvestment. 
Residents felt that this goal could be accomplished 
by acknowledging the slave cemetery located near 
the City’s Police training facility.

The recommendeted initiatives listed in section 2 
are designed to introduce catalyst initiatives that 
address neighborhood issues and concerns and 
build on its strengths and opportunities.
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  The Maysville Neighborhood Area, focusing 
specifi cally on the areas west of Ladd-Peebles 
Stadium, south of Lillie Williamson High School 
and North east of Duval Street and Halls Mill 
Road. 

  The Midtown South Open Spaces Initiative, 
focusing in the vicinity of the Tennessee Street/
Creek Greenway and/or Railway-Trail.

  The Midtown South Community Gateways, 
focusing on the northern and southern entries to 
the Broad Street, Michigan Avenue/Ann Street 
and Halls Mill Road/Houston Street corridors, as 
well as the eastern and western entries to the 
Texas Street, Virginia Street and Tennessee Street 
corridors. 

  The Roger Williams Housing area, focusing on 
the northwest bank of the Three-Mile Creek 
Greenway.

  The University of South Alabama and Mobile 
Medical Campus District, focusing on the 
western portion of the Spring Hill Avenue corridor.

  The Bishop State Community College, focusing 
on the vicinity of the North Broad Street 
commercial corridor.

  The Bishop State Community College and 
Franklin Memorial Medical Campus, focusing on 
the vicinity of Ryland Street.

  The Midtown North Open Spaces Initiative, 
focusing on the Three-Mile Creek Greenway, 
Hickory Street Landfi ll and HOPE VI Open Space 
& Gasworks Park Project.

  The Midtown North Community Gateways, 
focusing at the eastern and western entries to 
the MLK Avenue, St. Stephens Road and Spring 
Hill Avenue corridors.

5.4.4 Midtown South Neighborhood Areas of
 Focus

Outlined below are the 9 key areas of focus 
identifi ed for further study and action within the 
Midtown South Neighborhoods of Down the Bay/
Texas Street, Oakdale/Baltimore and Maysville 
(Exhibit 5-12). The strategies and initiatives for each 
of these areas have been further discussed in 
Section 2.

  The North Broad Street and Virginia Street 
Corridor Commercial Corridor Revitalization, 
focusing on the northern commercial portions 
of the south Broad Street and Virginia Street 
corridors.

  The South Broad Street and Washington Avenue 
Commercial Gateway Revitalization, focusing on 
the southern commercial portions of the south 
Broad Street and South Washington Avenue 
corridors.

  The Michigan Avenue Commercial Corridor 
Revitalization, focusing on the southern and 
central commercial portions of the Michigan 
Avenue corridor.

  The Houston Street, Halls Mill Road and Duval 
Street Commercial Corridor Revitalization, 
focusing on the southwestern commercial 
portions of the Houston Street, Halls Mill Road 
and Duval Street corridors.

  The Down the Bay/Texas Street Neighborhood 
Areas, focusing on the vicinity of the current 
multi-family apartment complexes.

  The Oakdale-Baltimore Street Neighborhood 
Area, focusing on the vicinity of South Gayle 
Street, Tennessee Street  and Taylor Park.

  The Church Street East Residential District 
– focusing on sensitive residential infi ll 
development and continued restoration, 
protection and enhancement of the historic 
neighborhood.

  The Broad St.-Government St. Gateway 
– focusing on new Downtown commercial 
development that serves the Downtown and 
surrounding neighborhoods.

  The Dauphin/St. Francis Arts & Entertainment 
District – focusing on the expansion of the LoDa 
Arts & Entertainment District to include new areas 
to the north/northwest and creation of a walking 
loop district.

  The St. Louis Business Corridor – focusing on re-
establishing this corridor as a premier address 
for Downtown employment and incubator 
businesses.

  The Northwest MLK Avenue Residential District  
–  focusing on the establishment of an expanded 
Downtown residential district stretching from 
DeTonti Square to Father Ryan Park and the west 
end of Dauphin Street.

  The North Institutional District – focusing on the 
continued reinforcement of a campus of quality 
schools and service organizations that serve the 
Downtown and surrounding neighborhoods

5.4.3 Midtown North Neighborhood Identifi ed
 Areas of Focus 

Outlined below are the 12 key  areas  of  focus  
identifi ed for further study and action within the 
Midtown North Neighborhoods of Dr. Martin Luther 
King, Jr. Avenue, the Bottoms, the Campground, 
the HOPE VI and Orange Grove (Exhibit 5-11). The 
strategies and initiatives for each of these areas are 
further discussed in Section 2.

  The HOPE VI Residential and Commercial 
Corridor Revitalization, focusing on Beauregard 
Street and MLK Avenue commercial frontage.

  The MLK Avenue Commercial Corridor 
Revitalization, focusing on the east and west end 
commercial properties.

  The Spring Hill Avenue and St. Stephens Road 
Corridor Commercial, focusing on the vicinity 
of the Five Points Shopping Center and Midway 
Shopping Center.

  The Campground Neighborhood, focusing on 
the vicinity of Cuba Street.

  The Bottoms Neighborhood, focusing on the 
vicinities of Hickory Street, Peach Street, Pecan 
Street, Bizzell Avenue.

  The MLK Avenue Neighborhood, focusing on the 
vicinity of Kennedy, Gaston, Clay and Calhoun 
Streets.

Many of today’s most noteworthy U.S. cities have 
or are establishing “thematic districts” throughout 
their downtown areas to encourage residents 
and visitors to explore different land uses and 
experiences based on geographic locations and 
clustering of uses. Mobile is well underway with this 
concept given its seven distinct Historic Districts and 
the LoDa (Lower Dauphin) Arts and Entertainment 
District.  However, there are many other areas that 
could be named and themed based on past and 
recent redevelopment activity. Some areas have 
progressed to the point that they could currently 
be recognized districts, e.g., the Riverfront District, 
The Visitor Attractions District and the Civic District, 
while others to the west and northwest would rely 
on redevelopment and public realm enhancement 
to be better marketed and recognized as a district. 
The key is that there be a  Themed Districts Plan 
to be followed and reinforced with new collateral 
marketing materials and maps distributed by the 
Chamber, CVB and the Downtown Mobile Alliance. 
A parallel Downtown Wayfi nding system is also 
needed to convey the districts concept to motorists, 
cyclists and pedestrians.

Outlined below are the 12 key areas of focus/theme 
areas identifi ed for further study and action within 
the Central Business District and mapped on exhibit 
5-10. The names listed below are only meant to 
represent the intended theme for the area, not the 
fi nal names, which should be further developed with 
the assistance of urban branding consultants. The 
strategies and initiatives for each of these areas are 
further discussed in Section 2.

  The Intown R&D Employment District – focusing on 
the transition of an underutilized industrial area to a 
stronger employment area in the Downtown Core.

  The Skyline Gateway Hospitality District – focusing 
on revitalization and redevelopment of the area 
around the old City Hall North Annex property at 
the north gateway to the City.

  The Riverfront District – focusing on completing 
a riverwalk loop and establishing a future north 
end activity on the riverfront.

  The Visitor Attractions District – focusing on 
creating a stronger visitor experience around Ft. 
Condé, the Village, the Hotel District and City 
Museums.

  The Civic District – focusing on redevelopment 
and continued enhancement of the 
Government Street and Church Street corridors.

  The Civic Center-Theater District – focusing on 
expanding the use of the Civic Center facilities 
and site and offering more self-sustaining 
activities in the area that add to the Downtown 
mix of uses and attractions.
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EXHIBIT 5-10: 
Emerging Areas of Focus 
- Downtown Core & 
Riverfront

This exhibit highlights the 
Downtown Core’s emerging 
and identifi able character or 
potential for development 
districts.
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EXHIBIT 5-11: 
Emerging Areas of 
Focus - Midtown North 
Neighborhoods

This exhibit highlights areas 
of focus as they emerged at 
the public’s “Self Analysis” 
mapping and the EDSA 
Team’s fi eld observations, 
overlaid on the Midtown North 
Neighborhoods property 
assessment inventory. 
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EXHIBIT 5-12: 
Emerging Area of 
Focus - Midtown South 
Neighborhoods 

This exhibits highlights areas 
of focus as they emerged at 
the public’s “Self Analysis” 
mapping and the EDSA 
Team’s fi eld observations, 
overlaid on the Midtown South 
Neighborhoods property 
assessment inventory.

A
ve
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5.5 Transportation, Parking &    
 Infrastructure Analysis Approach

In order to attain the full market potential of 
Downtown Mobile, it is necessary to ensure that 
all forms of infrastructure are available, properly 
maintained and have the capacity for growth.  For 
the New Plan for Mobile, a series of stakeholders 
meetings were held with each of the major 
infrastructure leaders to determine their existing 
conditions, future plans and abilities to support 
additional growth.  Interviews were held with the 
following infrastructure related stakeholders:

  The City of Mobile Engineering Department
 The City of Mobile Traffi c Engineering 

Department
 The City of Mobile Planning Department

  The City of Mobile Police
 The City of Mobile Fire Department

  The Downtown Mobile Alliance
 Central Parking

  The Alabama Department of Transportation.
 The South Alabama Regional Planning 

Commission
 The Wave Transit

  Alabama Power Company
 Mobile Area Water and Sewer Service

  Mobile Gas Company
 AT&T

The information gathered from stakeholders was 
used as a benchmark to perform an analysis of 
the infrastructure system which was evaluated 
to determine current strengths and weaknesses.  
Recommendations were developed to improve the 
existing infrastructure prior to new development.  
Future plans were then developed for the study area 
and additional recommendations for infrastructure 
improvements were created to support the future 
growth and plans.

5.6 Transportation, Parking and 
 Infrastructure SWOT Analysis 

Development and maintenance of infrastructure is 
the basis for economic growth and the foundation 
for quality of life, economy and jobs. The fi rst step 
is to inventory the existing infrastructure systems to 
determine the need for additional infrastructure 
to support new and expanded economic 
development, as well as the aging population of the 
area. 

The existing transportation, parking and 
infrastructure systems were evaluated through the 

review of existing reports, meetings with advisory 
committees, gauging public input and relying on 
local knowledge.

5.6.1 Transportation System Analysis

Opportunities for growth within the study area are 
dependent upon providing safe, easy and effi cient 
transportation for commuters, residents and for 
commerce.  It is the goal of the City of Mobile to 
develop, maintain, and manage an adequate, 
safe, accessible, and environmentally sound 
transportation system for people of all ages, abilities, 
and to provide for the effi cient movement of 
people and goods within and throughout the City of 
Mobile. Varying modes of travel have been studied, 
including car, bus, bicycle and pedestrians. 

a. Transportation Network
Though the current capacity is deemed as 
adequate, the following possible future capacity 
concerns have been identifi ed:  

  The Broad Street Corridor with new economic 
opportunities occurring at the Brookely Field 
Industrial Complex. A portion of this corridor 
is currently part of the Bring Back Broad 
beautifi cation project. 

  The SARPC 30-year Long Range Plan identifi es 
the following No Build capacity issues:

  The I-10 Wallace Tunnel
  Broad Street from Canal to Springhill Ave.
  Catherine Street.

  Access issues to Ladd-Peebles Stadium.
  Geometric layout of Michigan Avenue in the 

area of California and Tennessee Street. 
  Specifi c congestion issues noted by the 

public were pointed out on Government 
Street, Catherine Street and the I-10 Corridor. 
Also,  several comments were received 
requesting additional left turn lanes to help 
with traffi c congestion, specifi cally noted on 
the Georgia Avenue corridor.  

The following connectivity issues were commented 
on by the public: 

  Lack of good north-south connection 
corridors, specifi cally in the southern 
neighborhoods. The existing corridors of Ann 
Street, Michigan Avenue and Broad Street 
have been noted as inadequate.

Capacity issues noted outside of the study area 
but still impacting people making trips to and from 
the Downtown area and the transportation goods 
include a connector to the airport and a western 
City bypass.

b. Roadway Conditions
Existing pavement conditions are an issue in several 
areas of the Downtown as well as in the surrounding 
neighborhoods. These pavement issues range from 
roadways being under maintained to roadways that 
are in poor condition and heavily over patched. 
The City has no Pavement Management System 
and it has been identifi ed that most roadway 
improvement/overlay decisions are heavily 
infl uenced by the political circumstances at that 
time. Poor pavement conditions were specifi cally 
noted on Jackson Street, Ann Street, Catherine 
Street, St. Anthony Street, Old Dauphin Way, State 
Street, Congress Street, Duval Street and Michigan 
Avenue. In addition to poor pavement conditions, 
a base failure and washout was observed on a 
large portion of Ann Street in the area of Craighead 
Elementary School, creating a safety hazard for 
vehicle and pedestrian traffi c. 

Other problems noted for the roadway conditions 
are general clean-up of trash/debris and 
landscape/vegetation maintenance. Several 
comments were received  at  the  public 
involvement meetings regarding the visibility of stop 
signs.  Speed bumps appear to be an issue and is 
mentioned often at public involvement meetings. 
However, public comments received were generally 
equal in number of complaints against, as there 
were suggestions for speed bumps. The City has a 
program in place to meet this varying opinion of 
speed bumps by which speed bumps are installed 
on a request basis with proof of a local street 
majority in favor of the speed bump.

In addition to the roadway pavement condition, 
striping and signage have been identifi ed as being 
in poor condition and needing upgrades. Traffi c 
signal heads also need to be updated throughout 
the area. There is no signifi cant use of illuminated 
street signage. These lights are especially helpful 
for night travel of the sight impaired and traveling 
tourists, to increase public traffi c safety and to add 
an aesthetically pleasing aspect to a corridor. 

St Anthony at Hamilton - Poor striping roadway conditions 
with no indication of on-street parking limit

Dearborn St. - No striping

St. Michael  - No striping and overgrown streets condition

St. Michael  - No striping
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c. Public Transportation
The mass transit of Mobile is provided by the Wave 
Transit System, managed by McDonald Transit 
Associates, Inc. The Wave bus service offers the 13 
fi xed bus routes that serve Mobile County. Daily 
services are offered by all 13 routes on weekdays 
and Saturday.  Evening services are offered on four 
routes from 6:00 p.m. to 10:00 p.m. These routes are 
Highway 45, Dauphin Street, Broad/Southside/Bel Air 
Mall and Crosstown. No Sunday services are offered 
and buses do not serve Airport Blvd. on Saturdays.  
Base fare for adults is $1.25, Senior Citizens, Medicare 
and Disabled $0.60 with Wave ID, ADA is free and 
Students pay $0.75. Transfer fees are $0.10 and day, 
week and monthly passes are available.  Cost of the 
WAVE ID is $4.00.

The Wave Transit System also offers moda! which is a 
pure electric trolley service that acts as a Downtown 
service circulator with 22 stops, serving Monroe 
Street, Royal Street, Church Street, Washington 
Avenue, Dauphin Street and Water Street.  The 
moda! Service is free and available Monday 
through Friday from 7 a.m. until 6 p.m. and Saturday 
from 9 a.m. to 5 p.m. 

Additionally, Wave offers a special curb-to-curb 
transportation service with a one-way fare cost 
of $2.00 for persons who have been certifi ed as 
disabled through the Americans Disabilities Act.

The Wave is looking for ways to improve its services 
by offering such amenities as the ability to sync to 
users Personnel Digital Assistants (PDAs) to keep bus 
schedules up-to-date and conveniently located.

In addition to the Wave Transit system, the City of 
Mobile has been linked to the Eastern Shore through 
the creation of the Baylinc Bus Service in November 
2007. Baylinc is operated by The Baldwin Rural Area 
Transportation System (BRATS). This service provides 
a public transportation connection between the 
Eastern Shore and the City of Mobile by providing 
two routes from various stops on the Eastern Shore 
in Fairhope, Daphne and Spanish Fort to Bienville 
Square in Downtown Mobile. Each route makes 
one trip in the morning and one trip in the evening. 
Once in Downtown, the Wave system can be 
used to travel in the Mobile area. BRATS and Wave 
are two independent services so the cost for the 
user is independent of the two services, and less 
costly transfer fees are not available between 
the services. The Baylinc bus service riders have 
been steadily increasing and the program has 
been very successful. Additional linkages from 
Mobile to Baldwin County will be provided by 

passenger ferry service to be included with the 
Maritime Transportation Center. This development 
is also planned to include an overhead pedestrian 
crosswalk. 

The Mobile Metropolitan Planning Organization 
also offers the CommuteSpart program that offers 
commuters free online ride matching, carpool 
services, and the Emergency Ride Home program. 

Public transportation services for Mobile citizens to 
destinations outside the Mobile area are provided 
by several methods such as Greyhound Bus, Mobile 
Regional Airport and the Mobile Alabama Cruise 
Ship Terminal. 

Through the analysis process, the following shortfalls 
were identifi ed with the public transportation system:

  Inadequate headway times. Current WAVE 
headway time is one hour.

  The WAVE operating hours received 
several negative comments at the public 
involvement meetings. Many citizens 
requested services on Sunday and later 
evening services.

  Feeling of disconnect between the 
surrounding neighborhoods and the 
Downtown Core. The Midtown citizens 
specifi cally noted an overwhelming feeling 
of being disconnected from Downtown 
activities.  They desire to do more living and 
business activities Downtown and believe a 
public means of transportation would help to 
connect the residences with the shops and 
commercial areas of Downtown, specifi cally 
in the evening hours.  In addition, they felt a 
trolley service would be better utilized than a 
bus service. 

  Inadequate service to neighborhood areas, 
with specifi c requests for additional service 
on Michigan Avenue.

  Poor visibility of bus stops. Signs are blocked 
by trees, falling down and/or are missing. 

  Lack of pedestrian amenities at bus stops 
such as benches, shade from the sun, 
protection from rain, trash receptacles and 
information on bus routes and times.

  Insuffi cient number of bus stops.
  Location of the GM&O Transportation Center 

with respect to a feeling of connectivity to 
the Downtown area.

  There are no pedestrian facilities to 
cross the Beauregard, Water Street and 
I-65 intersection to reach the GM&O 
Transportation Center. 

d. Safety Hazard Intersection Improvements 
The City has noted no roadways or intersections 
with high pedestrian accident issues. Intersections 
with high traffi c and high pedestrian activities 
such as those on Government, Water, Dauphin 
and Broad Streets should have improvements 
made with those conditions in mind.  Design 
elements such as oversized pedestrian crossings, 
crossings with an alternate material than that of 
the roadway, oversized pavement markings and 
signage, and protective barriers such as decorative 
bollards should be used to provide high visibility for 
pedestrians. 

e. Pedestrian and Bike Facilities
Sidewalks are generally provided in the study area 
but many have been identifi ed as being in poor 
condition. Specifi c poor sidewalk conditions have 
been identifi ed in the following areas:

  Sidewalks from the surface parking lots 
north of Dauphin Street to the commercial/
pedestrian Dauphin Street corridor.

  Plum Street. 
  Catherine Street from St. Stephens Road to 

Basil Street.
  Hickory and Hercules Streets.
  Government Street.
  Lacking sidewalks in the northern neighbor-

hoods.
  Sidewalks on Michigan Avenue and Ann 

Street in the area of the railroad crossing.

A complete sidewalk and handicap ramp 
assessment was done of the Downtown Core. 
Sidewalks were assessed visually on the basis of 
needing new sidewalk, needing sidewalk repair or in 
good condition. (See Exhibit 5-13)

In addition to the physical condition of sidewalks, 
aspects of current City Ordinances have been 
identifi ed as contributing to the current sidewalk 
conditions. In the residential areas, each resident is 
responsible for repairing/replacing the sidewalks in 
front of their homes, unless damage is proved to be 
caused by oak trees located in the public right-of-
way.  Much concern was expressed at the public 
involvement meetings regarding this situation. The 
public felt that this is an expensive burden to be 
placed on residents, is an extremely diffi cult task to 
organize numerous homeowners throughout the 
length of a corridor, and that broken and cracked 
sidewalks hinder visitors in the Historic Districts 
and  limit the use by local residences for local 
connections to other residences and commercial 
shopping.  

Royal Street (North of Church) - No shade for pedestrians 

Church Street - No ADA compliance at Church and Royal 
Street Intersection at Fort Condé

Jackson Street - Poor sidewalk conditions in corridors from 
parking lots

Ann and Tennessee Streets - Poor Railroad crossing and 
sidewalk conditions
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A goal of the City is to focus on improving and 
enhancing the pedestrian connectivity and access 
between the Waterfront redevelopment, the Fort 
Condé area, the Cruise Ship Terminal and the 
Downtown Core.  Through public involvement 
and fi eld reviews the pedestrian facilities in these 
areas were found to need improved maintenance 
and increased directional signage, have ADA 
compliance issues at intersections and railroad 
crossings, need improvements to increase 
awareness of pedestrian crossings, and generally 
needing additional features such as hardscape and 
landscaping to improve the aesthetics. In addition 
to creating connectivity for tourists and commercial 
areas, several areas have been identifi ed with poor 
connectivity for those citizens who work, live and 
play in the Mobile area. These areas are: 

  In the northern neighborhoods, Broad Street 
is felt to be a barrier for the community.  The 
existing vast expanse of roadway serves as a 
visual barrier and is not aesthetically pleasing. 
In addition, poor pedestrian crossings and 
high-speed vehicular traffi c creates a 
physical and safety barrier for pedestrians 
and bikes. 

  The Midtown area revealed an 
overwhelming feeling of being disconnected 
to Downtown.  However, residents felt 
disconnected due to poor pedestrian 
facilities and lack of a friendly form of public 
transportation such as a trolley.

  Areas north and south of Government Street 
identifi ed Government Street as having 
unsafe pedestrian crossings.

  GM&O Building to the Downtown area and 
activities.

Poor lighting was a common concern with regard 
to public safety. While lighting is recognized to 
increase safety and perception of safety, it is also 
noted that this must be coupled with an increase in 
police and neighborhood watch efforts. Crime was 
often  mentioned in public comments as being an 
issue that needs to be addressed.  Specifi cally noted 
areas needing lighting improvements are: 

  Corridors connecting surface lots north of 
Dauphin Street to the pedestrian/commercial 
Dauphin Street Corridor. 

  Carvers Court on Pope Street.
  Broad Street.

Additional issues identifi ed with the pedestrian/bike 
facilities are:

  Generally poor conditions of general 
pedestrian crossing visibility.

  Lack of facilities in the Downtown area.
  Lack of bike racks within the area.
  Lack of pedestrian directional and  

informational signs.
  Poor walkability in the area of the Starbucks 

and Dollar Shopping Center.
  Maintenance/cleanliness of streets and 

sidewalks.
  Cleanliness of industrial area near Mobile 

River and the jail.
  Poor railroad crossings for pedestrians.
  Poor condition/lack of ADA compliance 

throughout Downtown.
The City has also expressed some interest in looking 
at the possibility of converting some three-lane 
roadways to wider two-lane roadways with bike 
paths.  Also, the conversion plan from one-way 
streets to two-way streets increases safety for 
pedestrians. 

5.6.2  Parking Inventory

A parking inventory was performed by the Mobile 
Downtown Alliance and Volkert in 2007.  The 
inventory noted the number of parking spaces 
in surface parking lots, parking garages and on 
street parking in the central business district.  The 
inventory was performed by a combination of 
fi eld reconnaissance and review of current aerial 
mapping.  The inventory specifi cally noted the 
number of spaces and whether the parking spaces 
were available for public parking. See Exhibit 5-14 for 
Parking Facilities Inventory. 

5.6.3  Drainage

Mobile lies on the Gulf of Mexico and has long 
been vulnerable to the effects of hurricanes.  Tidal 
infl uences and 65 inches of rain per year create 
an environment where providing positive drainage 
without rising water levels or ponding is critical to a 
livable work and living space.

A majority of the study area lies in the A or AE 
fl ood zones as provided by the Federal Emergency 
Management Agency (FEMA).  It is not uncommon 
for Water Street to fl ood with several feet of water 
during hurricane events.  The Three-Mile Creek area 
to the north is a regulated fl oodway and existing 
residential areas in this location fl ood.  South of 
Virginia Street, the Tennessee Street drain provides 
the outlet to Mobile Bay for the surrounding area.  

The drainage outlets all end in Mobile Bay and are 
infl uenced by tides and hurricanes.

The City of Mobile developed a comprehensive 
drainage evaluation in 1984 and identifi ed several 
projects in the area for implementation.  Several 
of the projects from the 1984 study have been 
constructed including the Tennessee Street drain 
improvements.  

The City of Mobile has storm water management 
guidelines that are enforced. The City also has a 
policy that new developments shall not increase the 
rate of runoff from the existing site.  

Weaknesses identifi ed in the existing drainage 
system include:

1) In numerous locations, existing curb inlets 
have been paved over by resurfacing 
projects.  This diminishes the capacity of 
the roadway to be drained and causes 
ponding on several City streets.  The ponding 
is dangerous for hydro planning of traveling 
vehicles and is not desirable to area residents 
and merchants.

2) The last comprehensive drainage study 
was performed in 1984.  Conditions, fl ood 
zone limits and standards have change 
dramatically since that time.

3) Spring Hill Avenue has an old terracotta storm 
drain line that must be replaced.

5.7  Summary 

In this portion of the planning process, a variety of 
analysis techniques were used to capture both the 
planning team’s observations and the input from 
community leaders and citizens. No one aspect 
of the analysis is intended to be portrayed as 
more accurate or important than another. It was 
the collective analysis of the physical conditions 
coupled with transportation and infrastructure 
conditions, set within the broader economic 
market conditions (Appendix 2.0, 3.0 and 4.0) that 
led to the recommended planning initiatives and 
implementation strategies for the New Plan for 
Mobile. The resulting plan is a direct representation 
and outgrowth of the information presented in these 
sections.
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EXHIBIT 5-13: 
Downtown Sidewalk 
Assessment
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EXHIBIT 5-14: 
Parking Facilities Map
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TABLE 6-1: 
Implementation Matrix Downtown 
Core, Riverfront and Midtown West 
Corridors
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TABLE 6-2: 
Implementation Matrix Midtown 
North Neighborhoods
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TABLE 6-3: 
Implementation Matrix Midtown 
South Neighborhoods
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