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The City of Montgomery owns a number of parcels around 401 
North Perry Street (collec  vely the “North Perry Property”) in 
the warehouse district of north downtown.  With the pace of 
downtown revitaliza  on picking up over the last ten years, 
this par  cular part of downtown north of Madison/Jeff erson 
Streets has not seen the same level of change and investment 
that other parts have seen, for example, Dexter Avenue, 
Commerce Street, and Maxwell Boulevard. 

In order to be purposeful and look forward over the next 
years, the Department of Development is beginning work to 
explore the poten  al for redevelopment of the North Perry 
Property, which is currently used for overfl ow Biscuits parking. 
The Department of Development hired Goodwin Mills 
Cawood (GMC) to assist it and to begin exploring in earnest 
the poten  al for North Perry Property redevelopment.  This 
study may be used in the following ways:

• As a decision making tool with public offi  cials; 
• To begin the planning and priori  za  on of the various 

capital infrastructure elements that could be implemented 
over  me;

• As a means to communicate back to stakeholders, 
mee  ng par  cipants and other area property owners 
about poten  al plans; 

• In order to be inten  onal about making connec  ons to 
surrounding uses, specifi cally, the Riverwalk Stadium, 
Old Alabama Town, the future Montgomery Housing 
Authority project, the future Rails to Trails eff ort, the 
Entertainment District, etc.; 

• In order to be inten  onal about coordina  ng with the 
above and everyone’s parking needs; 

• As a means to change percep  ons about the poten  al of 
“North Downtown,” meaning the area north of Madison 
more broadly; 

• In order to market the property to poten  al developers; 
• As a base for requirements to be defi ned in any 

future Development Agreements with those poten  al 
developers; and

• To inform any future Downtown Master Plan update.

Data Collec  on
GMC collected digital base map informa  on on the site and 
related adjacent proper  es. Informa  on included City of 
Montgomery GIS data, FEMA fl ood maps and recent aerial 
photography. 

Ques  onnaire
GMC and the Department of Development created a 
4-ques  on survey that was distributed to a broad range 
of interested par  es. The mailing list included downtown 
property and business owners, property developers, city 
staff , and tourism/chamber offi  cials. The intent of the survey 
was to gather informa  on about the percep  on of the North 
Perry Street parcels. The survey and survey responses are 
included in Appendix A.

Stakeholder Mee  ng
The purpose of the Stakeholder mee  ng was to convene 
local stakeholders from business, design and development 
community, local government, and other interested par  es 
to gather ideas and iden  fy opportuni  es, issues and barriers 
to redeveloping the North Perry Property. A summary of the 
Stakeholder Mee  ng comments is found in Appendix B.

Developer’s Roundtable
Building upon input from the Stakeholder Mee  ng and base 
analysis from GMC, the design team developed scenarios 
for redevelopment of the three parcels. The purpose of the 
Developer’s Roundtable was to convene a small group of 
property developers and poten  al investors to get feedback 
on design and market feasibility. A summary of the Developer’s 
Roundtable comments is found in Appendix C.

Next Steps
Following the input provided by the Developer’s Roundtable, 
a briefi ng with Mayor Strange, and several one-on-one 
and small group mee  ngs, GMC refi ned the mixed-use 
redevelopment scenarios. This report describes two phases of 
redevelopment scenarios. The Department of Development, 
in partnership with other city departments, will follow up on 
recommenda  ons for implementa  on over  me.

INTRODUCTION

Figure 1 - Downtown Montgomery context map.
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INTRODUCTION
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Vacant building on Block A, 
(30,000 s.f.)

Looking towards Riverwalk 
Stadium from N. Court Street

Looking East toward Old 
Alabama Town, N. Lawrence at 
Columbus Street

Looking east on Randolph Street
Looking west on Columbus 
Street

N. Perry at Randolph Street, 
northwest corner

Looking north on N. Court Street 
towards industrial district 

Looking west on Columbus 
Street

Single story warehouses north 
of site. N. Lawrence Street at 
Randolph, northwest corner

Vacant warehouses at corner of 
Lawrence Street and Columbus 
Street

Figure 2 - Downtown Montgomery site photo map key.

Site Context Photos Site Context
GMC conducted a visual survey of the three city blocks bounded by Randolph and Columbus Streets and North Court and North 
McDonough Streets. For ease of reference, the blocks are iden  fi ed as A, B and C as noted on the adjacent illustra  on. A few site 
photos are included for reference. There is only once exis  ng building, 30,000 SF (vacant) on Block A. All remaining areas have 
been developed for off -street parking, primarily used by the Riverwalk Stadium.
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ANALYSIS
Adjacent Land Uses
Figure 3 iden  fi es the adjacent land uses. Generally, the site 
is bounded by one-story warehouse buildings to the north, 
adap  ve reuse of historic structures in Old Alabama Town 
to the immediate east, a mixture of occupied and vacant 
warehouse structures to the south and the Riverwalk Stadium 
to the immediate west. Capital Trailways bus maintenance 
facility is north of Block A and a bus parking lot is located 
south of Block B.

Flood Zone
The January 2015 FEMA maps indicate a por  on of the three 
parcels is located in the 500-year fl ood zone. See fi gure 4. 
This FEMA map update removed por  ons of the site from 
the 100 year fl ood zone. The City of Montgomery requires  
the fi nished fl oor eleva  on for new building construc  on to 
be 2’ above the designated fl ood eleva  on within the 100-
year fl ood zone. No such requirement applies to the 500-year 
fl ood zone.

Adjacent Land Uses
1. Capital Trailways, maintenance
2. Capital Trailways, parking lot
3. Alabama Power Company 

proposed substa  on
4. Farmer’s Market Cafe
5. Tucker Pecans
6. Vacant
7. Vacant
8. Bear Lumber
9. Electrical Supply
10. Warehouses
11. Vacant and Car Maintenance
12. Alley Sta  on
13. Lower Dexter Ave
14. Industrial, Sabel Steel
15. Water Works
16. Montgomery Housing Authority
17. Proposed Recrea  on/Food Venue
18. Abandoned Railroad

A B C

Figure 3 - Surroundings

Figure 4 - Flood zones
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ANALYSIS
Pedestrian and Vehicular Transporta  on
Since vehicular parking in downtown areas is at a premium, 
the pedestrian accessibility of this district is relevant. The 
areas within a 5-minute walk are Old Alabama Town to the 
east, Monroe Street, City Hall and RSA Tower to the south, the 
Riverwalk Stadium and Alley Sta  on off  Coosa Street to the 
west and Cypress Creek to the north. Court Square and Lower 
Dexter is a 7-minute walk from the site.

Columbus Street is a one-way street to the west with no on-
street parking. The 3-lane street has no traffi  c control in this 
sec  on and traffi  c regularly exceeds the posted limit. The 
absence of on-street parking makes this area less a  rac  ve 
for ground fl oor commercial uses. Jeff erson Street, one block 
to the south is one-way to the east. The Columbus/Jeff erson 
one-way pair is integrated into the bus system. Routes # 4 and 
#8 travel past the site on the return trip to the Intermodal 
center.

The primary arrival for arrival via car is by Perry Street. The 
primary direc  on for arrival by foot is from Tallapoosa Street.

Parking
The table below summarizes the current on-street and off -
street parking in the three-block North Perry study area:

These blocks presently see heavy use for parking during 
events and games related to the Riverwalk Stadium.  For 
Riverwalk Stadium specifi cally, the City needs to maintain 
parking surrounding the stadium that meets or exceeds the 
standards of the professional baseball agreement.  Facili  es 
are to provide publicly available parking spaces at a ra  o of 
one space per three seats of total capacity. These spaces can  
be either on-site or within a ten-minute walking distance of 
the stadium.  A ten-minute walking calcula  on is typically 
associated with a ½ mile of distance.  If the total sea  ng 
capacity of the stadium is 7,000, that equates to 2,333 parking 
spaces within 1/2 mile (no  ng that this does not take into

account staff  and player parking requirements).

Removing the 513 spaces in the North Perry area from the 
calcula  on, presently, there are over 2,500 publicly accessible 
spaces in parking decks and lots in this area.  Adding in private-
only decks and Re  rement Systems of Alabama 1,000-space 
deck at Monroe, there are nearly 4,500 spaces in the ½ mile 
radius. These numbers are in addi  on to the 350 metered on-
street spaces and the few hundred unmetered parking spaces 
on-street. 

While it appears there is s  ll ample parking available should 
the North Perry blocks be developed, nevertheless, as the 
Phase 1 and 2 concepts that will be described in the next 
pages were developed, the team was mindful of the Riverwalk 
Stadium’s needs and careful to recommend concepts that 
kept overall parking totals at the same level or above what is 
presently available in the North Perry blocks. 

Traffi  c Flow and Parking

On-Street 14 42 24 80
Off -Street 163 134 128      425 
Bus   0  0  8  8
Total  177 176 160      513

A

A B

B C

C

B LO C K A B C       N E T

Figure 5 - Pedestrian walking sheds.

Figure 6 - Traffi  c fl ow and parking.
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ANALYSIS
Zoning
The parcels are designated T4-O and T5 in the City of 
Montgomery’s downtown Smartcode classifi ca  ons.  The 
detailed requirements of each classifi ca  on are included in 
Appendix E.  The proposed mixed use development and open 
space are consistent with the Smartcode standards.

Stakeholder Input
Input from the fi rst stakeholder mee  ng can be summarized 
as follows:

• Noise from trains could adversely impact some 
proposed land uses

• Consider a major green space/park at this loca  on
• Par  cipants expressed concern about long term plans 

for Capital Trailways property and desired informa  on 
on parcel owned by the Montgomery Housing Authority

• The quan  ty of vacant land is such that redevelopment 
should be phased.

• All redevelopment strategies should endeavor to off set 
the loss of parking spaces in order to meet the parking 
agreement with the Riverwalk Stadium

• Par  cipants supported conversion of Columbus and 
Jeff erson Streets to two-way traffi  c.

Developer’s Roundtable Input
Input from the Developers Roundtable can be summarized as 
follows:

• Make the green space as large as possible
• What are the design strategies to address train noise?
• Downtown grocer—are there other anchor tenants 

that should be considered?
• Extend Tallapoosa pedestrian improvements to Block A.
• Need an inducement, not just a regulatory requirement 

to wrap parking decks with buildings and limit surface 
parking lots.

• Par  cipants supported conversion of Columbus and 
Jeff erson Streets to two-way traffi  c.

Figure 7 - Zoning map.

A B C
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ANALYSIS
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1. Proposed mixed income residen al neighborhood, 
Columbus Square, 290 units by the Montgomery Housing 
Authority.

2. Old Alabama Town and Kiwanis Park: Adap ve reuse of 
historic structures, primarily for offices. Project developed 
by Montgomery Landmarks Founda on.

3. Current area of most intensive pedestrian ac vity.
4. Proposed Water Resources Interpre ve Center. 

Montgomery Water and Sanitary Sewer Board.
5. Perry Street. Primary path of arrival from I-85 and East 

Montgomery, one-way North un l Madison Ave., two-way 
traffic.

6. Exis ng warehouse buildings. Poten al redevelopment as 
a mixed-use arts district.

7. Columbus/Jefferson one-way streets: Long term 
redevelopment of the city owned parcels requires the 
conversion of these streets to two-way with on-street 
parking.

8. Poten al rail to trail conversion.
9. 5 minute walk distance includes Biscuits Stadium, 

Commerce St., City Hall and Old Alabama Town. Lower 
Dexter is 7 minute walk.

10. Block A: Strategically the most important and first block 
targeted for redevelopment. Site advantages: Court Street 
frontage can overlook Biscuits Stadium and the Alabama 
River, Commerce Street to Tallapoosa Street pedestrian 
connec on terminates at Court/Columbus/Tallapoosa 
corner, opportunity to extend pedestrian oriented district.

11. Future Alabama Power Company substa on.

12. Future redevelopment opportunity.

1

2

3

4

5

6

6

7

8

9

10

11

12

7

Figure 8 - Summary analysis

Urban Form Analysis
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Phase One

PROPOSED

The three city blocks owned by the City of 
Montgomery represent approximately 5 acres of 
developable land.  This scenario assumes 
redevelopment will occur in phases over the next 10 
years as the market is able to absorb the new space, 
as opportuni es arise and as funding for 
infrastructure improvements becomes available.  
Block A is the most a rac ve for the ini al phase 
because it is closest to the entertainment district and 
the ac vity associated with the Alley and Riverwalk 
Stadium.  The current vacant structure is not 
considered  conducive to redevelopment and should 
be demolished. Subsequent phases will fill in along 
Columbus Street moving east toward Old Alabama 
Town.  Along North Court Street, Block A offers views 
of the stadium and the Alabama River.

Phase One of development features the following 
elements:

• 25,000 SF grocer or other des na on anchor 
tenant

• 6,000 SF retail space on N. Court Street

• 92 residen al units

• Two levels of structured parking, 250 total 
spaces. Access to structured parking is from 
Columbus and Randolph Streets

• Mixed-use structure features a ‘tower’ type 
element at Columbus/Court/Tallapoosa corner 
as the terminus of the view along Tallapoosa 
Street crea ng a des na on 

• Roof top dining with views of the Riverwalk 
Stadium and Alabama River is possible

• Building height is six stories on N. Court Street 
and five stories on Columbus and N. Perry 
Streets

Infrastructure Improvements

• Two-acre green bounded by Randolph St., 
Columbus St., North Lawrence and Perry Streets. 
This park is conceived as a large lawn for passive 
enjoyment or spontaneous/informal spor ng 
ac vi es.  The park could feature a public art 
installa on.

• Conversion of Columbus and Jefferson Streets to 
2-way traffic with on-street parking

• More than 60 on-street angled parking spaces

• Streetscape improvements on the south side of 
Tallapoosa Street in keeping with Riverwalk 
Stadium.  Also encourage infill development on 
this side of the street.

• Crea on of a pedestrian refuge island with 
neighborhood wayfinding element at Court, 
Columbus and Tallapoosa Streets

Architectural Character

• Broad canopies shade pedestrians along the 
sidewalk

• Tower element at Court and Columbus Streets is 
visible for several blocks along Tallapoosa and 
Court Street

• Balconies of residen al units are defined by 
alterna ng brick and glass rhythm

• Architectural rhythm of upper floors reinforces 
building’s ver cality

• Ground floor fenestra on incorporates a large 
amount of windows for visibility of merchandise

• Buildings sit close to sidewalk/property line as 
per Smartcode

• Primary building entrances are from the sidewalk

• Parking is located internally to the block

Downtown Grocer

The City of Montgomery is ac vely solici ng proposals for a small 
format grocery store to be located downtown.  Appendix F is a more 
detailed descrip on of the current solicita on.  Input from the 
stakeholders and real estate professionals conclude while a grocer 
is desirable; although, there is some ques on as to which loca on 
is best.  The corner of North Court Street and Columbus Street is 
the most visible and most desirable loca on in the block.  The 
design team believes it is  a viable loca on for an in-town grocery 
store, but that is not the only desirable anchor tenant for this 
development.  

A 20,000-25,000 square foot format is likely the most viable op  on 
for a downtown grocer.  Other viable anchor tenants include a 
museum or ins  tu  onal use and other commercial uses such as 
dining. 

Figure 9 - Downtown Indianapolis, IN proposed grocer.

Figure 11 - Proposed Publix in downtown Birmingham.

Figure 10 - Downtown Minneapolis, MN proposed grocer.

Figure 12 - Proposed Publix in downtown Birmingham.
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Phase One

PROPOSED Block A: 25,000 s.f. des na on anchor on ground level with 
service and surface parking. Addi onal 6,000 s.f. retail on North 
Court Street. Elevated 4-story residen al with 5-story 
residen al above grocery over looking the Biscuits Stadium and 
the Alabama River (92 units total). Two levels of structured 
parking above grocery with 125 spaces per level (250 total).

Create a pedestrian ‘refuge island’ to 
improve pedestrian safety. Opportunity for 
art work or baseball themed statue.

64 on-street angled 
parking spaces around 
Block A

Improve pedestrian connec on on south side 
of Tallapoosa: sidewalk, ligh ng, street trees. 
Convert Tallapoosa to two-way traffic.

One-story warehouse structures. 
Poten al redevelopment as a 
specialty/arts district.

Proposed pedestrian connec on to rail-trail. Creates 
opportunity for ac vity mid-block.

APCO, future substa on

Convert Columbus and Jefferson 
Streets to two-way traffic with 
on-street parking.

Block B: Redevelop Block B as a 2 acre 
public green with 75 on-street angled 
parking around perimeter.

Block C: Exis ng parking to 
remain. 138 off-street spaces, 24 
on-street spaces for a total of 162 
spaces.

C
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Perspec  ve - Phase One
View: Looking East on Tallapoosa St.

PROPOSED

Riverwalk Stadium. Tallapoosa Street 6 story mixed use building. The 
ground fl oor is commercial with 
remaining 5 fl oors residen  al.

Brick and Glass facade.

A corner tower with invi  ng 
open lobby and roo  op dining. 
Large, colorful Entertainment 
district signage appropriate. Columbus Street

Residen  al units feature 
covered balconies 
overlooking Biscuits Stadium 
and the Alabama River.Court Street

Pedestrian refuge 
island with sculpture 
or neighborhood 
branding element.

Ground fl oor grocery 
store (25,000 sf.) or 
other anchor tenant

Infi ll development on Tallapoosa 
Street and streetscape 
improvement.
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Phase Two

PROPOSED

Phase Two of development encompasses Blocks 
B and C.  Phase Two features two individual 
structures to facilitate the incremental 
construc on of new buildings to accommodate 
market absorp on.  Phase Two features the 
following elements:

Phase Two of development features the following 
elements:

• Single story commercial structures facing N. 
McDonough Street, 9,000 s.f.

• Nine 3-story town home units fron ng on N. 
Lawrence Street.

• 60 off-street surface parking spaces

Infrastructure Improvements

• Implement upgrades to two-acre park.

• Streetscape improvements and on-street 
parking on Randolph, North McDonough, 
Columbus and N. Lawrence Streets

• 70 on-street parking spaces around Block C

Phase One Phase One

Convert Columbus and 
Jefferson Streets to two-
way traffic with on-street 
parking.

1-story commercial or 
office, 60 off-street 
parking spaces

Angled on-street Parking on 
Columbus, North Perry, 

Provide angled parking 
on Randolph Street.

9 town home units.



Master PlanNorth Perry Street Sites - Development Opportunity Study 13

Perspec  ve - Phase Two
View: Looking North from Randolph Street

PROPOSED
Phase One
Mixed Use building. 
Ground fl oor commercial 
on North Perry 
Street and 3 fl oors of 
residen  al.

Perry Street with 
on-street parkingColumbus Street

Future infi ll development

9 town home units N. Lawrence Street with on-street 
parking

Two acre green Randolph Street
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SUMMARY

DEVELOPMENT SUMMARY, ALL PHASES

Private Development Improvements

• 25,000 SF Des na on Anchor or Grocer

• 6,000 SF Retail

• 9,000 SF Office space

• 92 residen al units

• 9 town homes

• Structured parking, 250 total spaces. Access 
to structured parking is from Columbus and 
Randolph Streets

• 209 On-street parking spaces

• 519 total parking spaces

Infrastructure Improvements

• Conversion of Columbus and Jefferson 
Streets to 2-way traffic with on-street 
parking

• Conversion of Tallapoosa Street to 2-way 
traffic 

• Two-acre green bounded by Randolph and 
Columbus Streets and North Perry Streets 
and North McDonough Streets.

• Pedestrian connec on north between 
warehouse buildings in ‘arts district’

• Streetscape improvements on the south 
side of Tallapoosa Street in keeping with 
Riverwalk Stadium.  Streetscape 
improvements and on-street parking on 
Randolph, North McDonough, Columbus 
and N. Perry Streets

• Crea on of a pedestrian refuge island with 
neighborhood wayfinding element or 
sculpture at Court, Columbus and Tallapoosa 
Streets

As we begin thinking about ‘North Downtown” or 
the area north of Madison/Jefferson Streets as a 
whole district with redevelopment poten al.  
These City-owned blocks could be used as a 
catalyst in a manner which greatly enhances their 
impact beyond their current use for parking.  This 
inves ga on of possible infill development of the 
North Perry Property posi ons the City of 
Montgomery to encourage sustainable, pedestrian 
friendly, and market viable redevelopment of this 
underu lized asset.  These blocks are an 
important linkage to other possible projects:

• Pedestrian rail-trail conversion linking 
Alabama River to points east

• Future mixed-use development of 21 acres 
by the Montgomery Housing Authority 
within 5-minute walk of the site

• Montgomery Water Works and Sanitary 
Sewer Board’s plan for a water resources 
interpre ve center at the former water 
treatment site one block north of the 
property

• Connec on to the Cypress Creek trail 
connec on to the inlet and Cypress Creek 
Nature Preserve

• The redevelopment of the warehouses on 
Randolph street as an arts district

• Redevelopment of former industrial 
property north of Cypress Creek.

Finally, it is hoped this inves ga on informs the 
broader discussion of the on-going re-birth of 
downtown Montgomery as a place to invest, and 
to live, work and play.

Figure 13 - Proposed improvements (all phases).
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Survey Ques  onnaire

APPENDIX A
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Survey Monkey Responses 01.20.2015

APPENDIX B
Survey Monkey Responses 01.20.2015
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Survey Monkey Responses 01.20.2015

APPENDIX C
Stakeholder Mee  ng 01.21.2015



Master PlanNorth Perry Street Sites - Development Opportunity Study 18

Developers Roundtable 01.28.2015

APPENDIX D
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Smartcode Transect Requirements

APPENDIX E
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Smartcode Transect Requirements

APPENDIX E
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Smartcode Civic Space Requirements

APPENDIX E
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Downtown Grocer Program

APPENDIX F


