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he Blueprint for Spring Hill provides a compre-

hensive strategy for creating well-loved centers
that connect to one other and to the surrounding
residential neighborhoods. Fundamental to the
plan is the transformation of Spring Hill’s exist-
ing strip commercial intersections into vibrant,
mixed-use centers with comfortable sidewalks,
street trees, on-street parking, and mixed-use,
street-oriented buildings. The plan is comprised
of three distinct study areas, each of which is an
under-utilized commercial crossroads that has the
potential to become a great neighborhood center.
These crossroads include the intersection of Old
Shell Road and McGregor Avenue, the intersection
of Old Shell Road and Bit & Spur Road, includ-
ing Lavretta Park, and the intersection of Museum
Drive and McGregor Avenue.

This chapter explains the Tintended evolution of
these crossroads and recommends specific steps to
implement The Blueprint for Spring Hill. For each
intersection, key public improvements and desired
private investments are detailed. Many of these
improvements are small, incremental steps that
will transform Spring Hill’s commercial intersec-
tions over time. Each step will be a success in its
own right, and they can build upon one another
to achieve a vibrant center for Spring Hill. Imple-
mentation steps can be found at the end of each
section; a detailed guide to implementation is
provided in Chapter 6.
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An illustrative plan for three key intersections in Spring Hill was created during the charrette. The plan synthesizes residents’ ideas
and depicts the idealized build-out for these centers of the community. This map is for illustrative purposes and is not a regulating
document. The Blueprint for Spring Hill lllustrative Plan identifies key opportunity parcels for infill development, redevelopment, and
conservation.
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Old Shell Road and McGregor Avenue - existing conditions

DETAILS OF THE PLAN

OLD SHELL ROAD & McGREGOR AVENUE

The intersection of Old Shell Road and McGregor
Avenue has historically been the heart of Spring
Hill; most residents pass through this intersection
at least once a day. The existing physical appear-
ance of this area does not reflect its position and
importance within the community. Through the
charrette process, the community and design team
envisioned a new future for this important intersec-
tion. The plan proposes the transformation of this
area into a walkable, village center, bridging the
gap between the residential neighborhoods and
commercial areas of Spring Hill.

The plan for the areas surrounding the intersection
of Old Shell Road and McGregor Avenue provides
a workable strategy to redevelop parcels over time.
There are many issues affecting the redevelopment
of this area, including long-term leases and mul-
tiple property owners, yet if the Village of Spring
Hill, property owners, and City of Mobile work
together, the plan for the future of this important
crossroads can be realized.

The first steps to creating a village center at this
intersection is already in place, with high qual-

ity, popular destinations located in close proxim-
ity to each other, including Holiday Place to the
west and Carpe Diem to the east. As properties
between redevelop and buildings replace parking
lots along the sidewalk, new destinations will be
added to the mix. As new buildings fill in the gaps
between existing buildings, a continuous streetwall
of shopfronts will be created, to nurture pedestrian
activity. The large surface parking lot in front of the
Spring Hill Village shopping center can be in-filled
with new mixed-use buildings lining structured
parking, and a new village green can be created to
enliven the streetscape and reduce large uncom-
fortable walking environments.
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Proposed Streetscape Improvements and Infill Development
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PUBLIC IMPROVEMENTS

In order for the commercial area around Old Shell
Road and McGregor Avenue to evolve itno a vil-
lage center, the existing commercial area should

be redesignated as a "walkable district". All streets
located within this walkable district should be
subject to new design standards that support walk-
ability, including on-street parking, wide sidewalks,
pedestrian-oriented street lighting, street trees, and
street-oriented buildings.

On-street parking is necessary for street-oriented
retail; it provides parking adjacent to storefront
locations and buffers pedestrians on the sidewalk
from traffic, making them feel more comfortable
when walking along the street. Wide, continuous
sidewalks along all streets are essential for en-
couraging residents to walk to the village center,
as well as convincing visitors to park their cars in
one place and explore the area by foot. Attractive,
pedestrian-scaled lighting helps evening visitors

to feel comfortable and safe in the area. Street
trees provide shade for pedestrians during the hot
summer months, and enclose the street, encourag-
ing drivers to move through the area more slowly.
Street trees, along with street-oriented buildings,
also enhance the sense of enclosure on the side-
walk, creating a small “outdoor room” for pedestri-
ans and enhancing their experience.

While streetscape improvements help to enhance
a walkable district, it is essential that the road
network itself also support walkability. Currently,
the intersection of Old Shell Road and McGregor
Avenue is the only vehicular connection through
the district, and consequently, it is subject to high
traffic volumes. These volumes have impelled
traffic engineers in the past to widen the intersec-
tion in an attempt to increase capacity and ease
congestion. Widening the intersection has done
little to improve traffic congestion and instead

has impaired pedestrian movement by making the
roadway too wide to cross comfortably. Instead of
widening the road to accommodate vehicular flow,
motorists should instead be encouraged to slow
down through the village center. The design of the
street should accommodate both vehiclular and
pedestrian movements.

The fastest way to ease traffic congestion at the
intersection of Old Shell Road and McGregor
Avenue is to reform the existing traffic signal
intervals, as the current intervals are not calcu-
lated for maximum efficiency. An improved traffic
signal interval will reduce traffic pressure. Once
the signal improvements have been made, more

Proposed revisions to the intersection of Old Shell Road and McGregor Avenue include eliminating the right turn lane (creating a

holistic changes should be undertaken. One of

the most effective ways to improve vehicular and
pedestrian movement around the intersection of
0Old Shell Road and McGregor Avenue is to pro-
vide additional street connections throughout the
district. This can be achieved by creating second-
ary connections, known as “square backs”, around
the intersection. These connector streets will allow
the intersection of Old Shell Road and McGregor
Avenue to have fewer lanes and smaller turn radii
by spreading turning movements out over several
locations. This will better distribute traffic through
the district, and the reduced intersection dimen-
sions will facilitate pedestrian crossing.

e R b

shorter crossing distance for pedestrians), and adding on-street parking, defined crosswalks, wider sidewalks, and new street trees.
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These network improvements will ease the traffic slowing down turning drivers and creating a safer, What is LOS?

pressure on the intersection, allowing surplus lanes shorter crossing distance for pedestrians. Wher- _ _ _
For traffic analysis, the two primary effectiveness mea-

to be. re-used for on-street parking. First, the exist- ever possible, street improvements along Old ‘ SIS A (B TEeEwTtm e 67 et end) (3 eriaiel
ing right-hand turn lanes on Old Shell Road can be Shell Road and McGregor Avenue should retain level of service. These are letter-grade measurements of
eliminated. Careful observation of the intersection the existing curb, in order to reduce construction how well the intersections and arterials function. The level
durine the ch tte indicated that the right t infrastruct t of service (LOS) is a single letter that reflects a variety of
uring the charrette indicate atthe rlg. u.rn Inirastructure Costs. different measurements, including travel delay, queuing at
lanes were rarely used and were not contributing intersections, vehicles versus capacity, travel speed, and
to overall traffic flow. In place of the right turn All of the proposed intersection improvements many others.
lanes, on-street parl‘dng can be provided a}ong . were ana!yzed for effectiveness using Synchro ™, The LOS letters, which range from A through F, are similar
Old Shell Road. This parking can be configured in a micro-simulation program from TrafficWare, to but not analogous to letter grades on a school report
several ways, whether as reverse angled parking as  Inc., version 7. The analysis indicated that with card. Essentially, LOS A indicates a street or intersection
f dind t Mobil ¥ 1 led t traffi 1 d1 ts th that is lightly used and possesses much more capacity
ound in downtown Mobile, conventional-angle current traffic volumes and lane arrangements the then is needed for existing traffic. LOS B and C indicate
parking, or parallel parking. The final choice of intersection operates at a level of service (LOS) progressively busier intersections or streets that may also
parking configuration will be based on the expect- E. With the recommended modifications, includ- have greater capacity than is needed for current traffic de-
. . . . o .. .. mands. LOS D and E indicate intersections or streets that
ed intensity of development in the Vlll.age‘center. ing 1mproved traffic signal timing, the removal of are approaching or have reached their traffic-handling ca-
Another improvement to the intersection includes the right turn lane, and the addition of on-street pacity. These intersections or streets are very busy and
the extension of the curbs on the northeast and parking, the intersection will continue to function move higher volumes of traffic. Operating at LOS D or E
h t fth . t t. Th 11 tLOSE ensures that streets and intersections are performlng at
southwest corners o € imntersection. 158 Wi a . their most effective traffic-handling capacity.

reduce the width of the intersection, therefore . .
Source: Hall Planning & Engineering, Inc.
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0Old Shell Road Transformed

The following visualization illustrates the potential
appearance of Old Shell Road, over-time, as rede-
velopment occurs; the view is looking west along
Old Shell Road toward McGregor Avenue.

Existing conditions: Overhead wires dominate the
street view, traffic signals and street lights are simi-
lar to those typically found on suburban arterial
roads, buildings are set back from the intersection,
and street trees are approaching the end of their
life span.

Step 1: Overhead power lines are removed from
the intersection and relocated behind adjacent
buildings. The traffic signals supported by span
wires should be replaced with urban mast-arm
signals, including crosswalk signals.
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Step 2: Curb cuts along Old Shell Road and Mc-
Gregor Avenue are reduced in size and minimized
to allow the construction of wide sidewalks and
pedestrian-scaled street lights to increase walk-
ability. Old Shell Road and McGregor Avenue are
re-striped, allowing for on-street parking. Pedestri-
an crosswalks at the intersection are defined with
pavers and inappropriate street trees are removed.

Step 3: Proper urban street trees are planted along
the sidewalk, offering a clear view to signage and
storefronts. The parking lot on the left is replaced
with a small park, creating a gathering place at the
village center.
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Monte L. Moorer Library

During the charrette, residents expressed concern
for the future of the Monte L. Moorer Spring Hill
Branch of the Mobile Public Library. The current
building is unable to expand on its site due to
limited land availability and parking constraints.
This inability to expand prevents the library from
adding new volumes or incorporating new tech-
nologies. Several options have been presented for
the future of the Spring Hill Library. The options
include finding a new site for the library within
Spring Hill, preferably within close proximity to its
current location, or for the library to expand at its
current location. Many Spring Hill residents prefer
for the library to remain at the Old Shell and Mc-
Gregor intersection, as it is at the center of Spring
Hill and next to Spring Hill College. The library
could remain in its existing location, and join in

a partnership with the church to build a shared
parking structure that would cover a portion of
both of their properties, as shown in the plan. The
increased parking on less land would allow the
library to expand by adding a second level, or by
negotiating with the church to build an addition to
the south, on what is today church property. Other
alternatives include the purchase of another parcel
in the vicinity for this important public purpose, or
a creative public/private partnership to combine
the library redevelopment and accompanied park-
ing with mixed-use development nearby.

BankTrust Property

The BankTrust building was completed in August
2006. The bank graciously worked with the Village
of Spring Hill to design a building that fits within
the desired character for the area. While many of
the architectural details reflect the desires of the
community, the building is placed towards the
back of the lot with parking in front of the build-
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Sl sl u Pk
Library

MCHTE L NOORER
BPEN L BEARC
e Ty

ing. With the incorporation of on-street and shared
parking in structures, the BankTrust property has
the opportunity to be of even greater importance
within the Spring Hill community. By adding a
small street connection through the property to
connect with the church property, a village green
could be created at this corner. Spring Hill resi-
dents have expressed a desire to have an area to
hold public gatherings and holiday ceremonies

in the heart of their community. If located at this
prominent corner, it would become an amenity for
the community to enjoy everyday.

Monte L. Moorer Spring Hill Branch of the Mobile Public Library --e

The BankTrust property currently extends to in-
clude a vacant store, previously Five Gold Mon-
keys, up to the parking of the historic building
that today contains a Starbucks. Although these
buildings are older, they already front the street,
with doors that open to the sidewalk. The build-
ings could be saved or replaced with a new mixed-
use building; additional leasable square footage
could be added by adding a new story or additional
building footprint in the vacant gap between the
buildings (as illustrated in the plan).
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West of McGregor Avenue

The Southwest corner of the intersection includes
the former Spoke 'n Trail at the corner, Spring Hill
Baptist Church activity center, Holiday Place, and
several other small businesses. The Northwest
corner includes a gas station and a variety of small
business front the north side of Old Shell Road.

Spring Hill Baptist Church Activity Center

The Spring Hill Baptist Church Activity Center is
located across the street from the actual church.
The opportunity exists to create a stronger physical
connection between the activity center and sanctu-
ary by adding a public green in front of the activity
center. It is important to spatially enclose the green
with buildings that frame and face it, and to com-
plete the transition from the neighboring houses
and the mixed-use area. This may also offer a way
for the church to provide townhomes or condo-
miniums for elderly members of the congregation;
the church has expressed interest in this concept.
As the area develops it will become a desirable
place for seniors to live within close proximity to
the commercial center, allowing them to remain
independent without driving.

Former Spoke 'n Trail Property

The former Spoke 'n Trail property is currently
vacant and is a key site for redevelopment. The
proper redevelopment of this site will set a high-
quality precedent for future development within
Spring Hill. The property should be developed

to include a multi-story, mixed-use, set-forward,
street-oriented building. This new building could
be developed in conjunction with a greater mixed-
use development that includes a mid-block parking
structure that is set behind street-oriented build-
ings. A public plaza could be located at the corner
of Old Shell Road and McGregor Avenue to serve
as a civic space.

| =T Exxon gas station can
LEND be redeveloped as a
¥ Proposed Buildinas "gas-backwards" build-
posed Buding

ing, with convenience
l‘g| . . store along the sidewalk
"4 C'vic Buildings and gas pumps to the
i side
Connectivity can be in-
creased with additional
road connections, or
square back, around the
intersection.

Properties should be
redeveloped with street-
oriented buildings.

The Spoke 'n Trail
property is redeveloped
to include mixed-use,
street-oriented buildings
and a mid-block parking
structure.

MCGREGOR AVENYE

"Senior living" apart-
ments can be included
in the mixed-use village

- Spring Hill center.
% Baptist Church
Activity Center Anew green can be

positioned here to
strengthen the connec-
tion between the sanctu-
ary and the activity
center of the Spring Hill
Baptist Church.

Holiday Place can
connect its parking
circulation to adjacent
drive aisles to increase
connectivity between
parcels.
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Holiday Place

The character of Holiday Place helps to set the tone
for the rest of the village center. It is comprised of
several small buildings with a serene residential
feeling. Improved connections between Holiday
Place and the existing church activity center park-
ing lot would improve circulation and visibility for
the small businesses in the area. Additional build-
ings could be incorporated to complete this charm-
ing anchor for the village center.

Exxon Gas Station

The Exxon gas station serves a vital role in Spring
Hill. The service station includes gas pumps and
service bays facing Old Shell Road. As storage tank
and pump replacement becomes necessary, this sta-
tion should be redesigned to become an urban gas
station. By placing the pumps away from the inter-
section and pulling the store towards the street, the
corner will be strengthened.

Supporting Businesses

At present, the row of small lots along Old Shell
Road west of McGregor Avenue have irregular sizes
and shapes and are at a point of maximum build-
out due to current parking, landscape, and drain-
age requirements. The small businesses on these
lots will benefit from proposed zoning reform,
which will reduce the current parking, landscaping,
and stormwater requirements for each property
and will re-distribute these uses more efficiently
throughout the district. Furthermore, on-street
parking and streetscape improvements along Old
Shell Road will increase foot traffic and create a
more attractive pedestrian environment, making
these properties more attractive for street-oriented,
Main Street-style development. As these proper-
ties become more desirable and reach the point

of redevelopment, property owners will have to

Page 4.20
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Southwest quadrant, pro-posed: Includi-ng;r;ew public building on the corner helps to unify the village center.

accommodate increased square footage on their
properties to make redevelopment financially
feasible. The Blueprint for Spring Hill suggests two
strategies for providing increased square footage
on these properties: replacing single-story build-
ings with street-oriented, multi-story buildings on
existing properties, or assembling multiple parcels
together. Each of these strategies will allow exist-
ing businesses to expand in place, and will result
in street-oriented development that supports the
walkable village center.

McGregor Avenue
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; b T
Southwest Quadrant, proposed: AIternatlve option for redevelopment showmg a mixed-use building on the corner.

IMPLEMENTATION

Even before the charrette the Village of Spring

Hill, Inc. was hard at work to make improvements
around this important intersection. As discussed in
Chapter 1, the Village of Spring Hill has succeeded
in planning and funding sidewalk improvements,
the removal of Bradford Pear trees, and replace-
ment with proper street trees, and the relocation of
unsightly power lines. The next step for Spring Hill
is the to continue streetscape improvements for
the intersection of Old Shell Road and McGregor
Avenue. The design team created a detailed street
improvement plan for the area that details the
location of sidewalks, street trees, and roadway
re-striping which includes parallel parking. The de-
sign team worked to provide a plan which achieves
the goals of the Village of Spring Hill, while accom-
modating the short-term needs of existing busi-
nesses within the village center.

e
Y
N8
"

h L X ”\i
LA T g

Phase 1 - street implementation plan
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The following steps are necessary to implement the plan for Old Shell Road and McGregor Avenue:

a. Submit The Blueprint for Spring Hill to the City of Mobile for adoption.

b. Reform the existing Mobile Zoning Code to include an overlay for Old Shell Road and
McGregor Avenue so that it can become walkable district. Either create a zoning overlay
district for the area or incorporate the reform into a wider-reaching form-based code for the
City of Mobile.

c. Continue to work with the City of Mobile to garner municipal support for plan implementation,
including streetscape improvements such as new street trees, sidewalks, pedestrian-scaled
lighting, on-street parking, and crosswalks.

d. Continue to seek funding for planning initiatives.

e. Work with the City on funding mechanisms such as tax increment financing to provide public
improvements, including parking.

f. Consider on-street metered parking to fund area maintenance, with parking proceeds going to
the needs of the business district rather than the general fund.

g. Work with the City to provide a long-term parking construction and management plan and
eliminate specific on-site parking requirements for individual properties in favor of a district
strategy.

h. Work with residents, private property owners and developers to coordinate new development.

i.  Once the intersection is established as a community gathering place, continue to enhance the
area with special pavement, and focal points such as statues, fountains or clocks.

j.  Remove McGregor Avenue between Dauphin Street and Spring Hill Avenue from the Major
Street Plan for Mobile and re-designate it as a walkable thoroughfare.

k. Designate Old Shell Road between Dilston Lane and Whites Lane as a walkable thoroughfare.

l.  Work with the City on a village center storm drainage plan to eliminate specific on-site
requirements.

Additional implementation strategies are included in Chapter 6.
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market analysis 5




Ai Spring Hill developed from a summer

efuge into a permanent suburb of Mobile,

the intersection of Old Shell Road and McGregor
Avenue became the main commercial center for
the area. Bit & Spur Road at Old Shell Road was

a smaller commercial crossroads, with a grocery
store and several shops. While the grocery store

is gone, shops and a small number of commercial
buildings remain. Like many towns in the

United States, Spring Hill’s retail and commercial
development following the Second World War

was keyed to automobile access. While the
neighborhoods of Spring Hill developed gracefully
in traditional styles, most post-war commercial
development consisted of boxy buildings set behind
large parking lots. While the quality of commercial
development was in keeping with standards at

the time, residents now desire a public realm that
reflects the charm of their graceful neighborhoods.

During the week of the charrette, residents spoke
about their desires for Spring Hill. Among the
requests were alternative housing types, mixed-use
development, more pedestrian-friendly commercial
areas, and better retail options. These requests
suggest that the vision for Spring Hill is in keeping
with traditional patterns of development. Given
this vision, a series of plan elements were created
to promote a traditional Main Street quality. Plan-
ning efforts were focused on three main intersec-
tions: Old Shell Road and McGregor Avenue, Bit &
Spur Road and Old Shell Road, and Museum Drive
and McGregor Avenue. To understand the develop-
ment possibilities in these areas, and to plan to for
the best way to implement the goals of residents
and business owners, Urban Advisors looked at
demographic change and the market potential for
retail and services, office space, and new housing
in Spring Hill.

Page 5.2
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New "Main Street" infill development at Old Shell and McGregor

A new neighborhood in the Museum Drive area
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Demographic Change

Demographic change in the Spring Hill area and
in the region is shown in Table 1. The 5-year
projection for Spring Hill shows modest growth
based upon the recorded trends of 103 selected
households. Because these calculations are based
upon Spring Hill’s existing conditions rather than
on future changes, they do not reflect the impact
of increased housing and services proposed by The
Blueprint for Spring Hill. To evaluate the market
for increased housing and services, a wider market
area was assessed, as shown in Tables 2, 3 and 4.

Within Spring Hill, households are increasing

in number. Within a 10-minute and 20-minute
driving radius from the intersection of Old Shell
Road and McGregor Avenue, households are also
increasing in number, but the average income for
these households is almost half of those in Spring

Hill. In Spring Hill, as well as in those areas within

a 10 and 20-minute driving radius of Old Shell
Road and McGregor Avenue, average household
size is declining slightly, and the number of non-
family households is rising. This trend does not
necessarily mean that young singles and non-tra-
ditional households are more prevalent, as many
non-family households consist of widows. As the
population ages, additional non-family households
will be present in Spring Hill. The Mobile Metro-
politan Statistical Area (MSA) shows similar trends
for the areas surrounding Spring Hill; households
are increasing in number, aging slightly, and non-
family households are increasing in proportion to
traditional households.

MARKET ANALYSIS

Table 1: Demographic Change in Spring Hill

Table 2: Demographic Change within a 10-Minute Drive
from Old Shell Road and McGregor Avenue

2007 | 2012 'O”fcéﬁ;“neg”; 2007 | 2012 g}%ﬁ:‘r‘fg‘;
Population 12,698 12,801 103 Population 142,831 | 143,105 274
Households 5,142 5,211 69 Households 57,910 58,338 428
Families 3,205 3,172 (33) Families 35,612 | 34,946 (666)
Non-Family Households 1,937 2,039 102 Non-Family Households 22,298 23,392 1,094
Percent Non-Family 38% 39% 148% Percent Non-Family 39% 40% 256%
Average Household Size 2.30 2.29 1.49 Average Household Size 2.39 2.38 0.64
Owner Occupied HUs 3,557 3,594 37 Owner Occupied HUs 34,819 34,782 37)
Renter Occupied HUs 1,584 1,617 33 Renter Occupied HUs 23,092 23,556 464
Percent Renter HUs 31% 31% 48% Percent Renter 40% 40% 108%
Median Age 38.5 39.5 NA Median Age 35.1 35.9 NA
ﬁ‘]\’cir;%e Household $97,954 | $109,373 NA ﬁ]"cf)rg%e Household $51,016 | $55,904 NA
Source: ESRI BIS Source: ESRI BIS
Table 3: Demographic Change within a 20-Minute Drive
from Old Shell Road and McGregor Avenue Table 4: Demographic Change in Mobile MSA
2007 | 2012 L?Céﬁgﬁg; 2007 | 2012 L'}Ccrﬁg‘ne;;
Population 317,125 | 321,199 4,074 Population 409,542 | 416,382 6,840
Households 122,208 | 124,337 2,129 Households 154,868 | 158,178 3,310
Families 82,428 82,259 (169) Families 108,066 | 108,446 380
Non-Family Households 39,780 42,078 2,298 Non-Family Households 46,802 49,732 2,930
Percent Non-Family 33% 34% 108% Percent Non-Family 30% 31% 89%
Average Household Size 2.54 2.53 1.91 Average Household Size 2.30 2.29 2.07
Owner Occupied HUs 81,018 82,164 1,146 Owner Occupied HUs 109,108 | 111,243 2,135
Renter Occupied HUs 41,190 42,173 983 Renter Occupied HUs 45,760 46,935 1,175
Percent Renter 34% 34% 46% Percent Renter HUs 30% 30% 35%
Median Age 35.5 36.1 NA Median Age 35.7 36.4 NA
ﬁ‘]‘;ir;%e Household $52,066 | $57,955 NA ﬁ]‘gf;:qgee Household $52,229 | $58,204 NA
Source: ESRI BIS Source: ESRI BIS
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Change by Income and Age

When examining change by household age and
income (Chart 1), it is evident that Spring Hill
households between 45 and 64 years of age with a
household income over $50,000 are changing the
most dramatically. In all age categories, except

the 55 to 64-year-old group, households below
$50,000 are decreasing in number. The chart
shows that average household income and age is
increasing in Spring Hill and not being replaced

by lower age groups. A possible conclusion is that
Spring Hill is aging in place as household incomes
increase, a situation that may indicate a need for
housing that accommodates younger households.
This conclusion is supported by older residents
who report that their children are being priced

out of the neighborhood they grew up in. Senior
households over 65 are declining as well; this may
indicate a lack of local housing options at appropri-
ate income levels. The trend in age, income, and
decreasing household size seems to indicate a need
for new housing that serves two ends of the age-in-
come scale. There is a need for housing for empty
nesters and seniors who want smaller homes near
amenities, as well as appropriate units for younger,
starter households.
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Chart 1: Household Change by Age and Income - Spring Hill Area
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Looking regionally, the demographics of the area
within a 20-minute driving radius of Old Shell
Road and McGregor Avenue (Chart 2), and of

the Mobile MSA (Chart 3) show that the shift of
higher-income households is spread more evenly
across age groups than in Spring Hill. One trend
that stands out is that Mobile is not growing sig-
nificantly in young and child-raising age families;
the population is shifting toward older age groups.
Because Spring Hill is a desirable neighborhood,
and since local and regional trends show a con-
centration of growth within upper income groups,
it can be concluded that there should be a reason-
able demand for upper income units in Spring Hill
over the next five years if there is a way to provide
additional product in a mostly developed area. The
Blueprint for Spring Hill provides two strategies for
providing new housing. The first strategy is to sup-
ply more urban housing on infill sites next to walk-
able shops and services, for non-family households,
empty nesters and seniors. This will also free up
units on larger lots for the move-up market. The
second strategy is to create a new neighborhood

in the Museum Drive area with housing for diverse
age groups and preferences. The goal of the plan
is not to supply only high-income units, but to cre-
ate a sustainable mix of housing types that accom-
modates the life cycle of households in Spring Hill.
This will allow young people to remain residents
of the neighborhood while providing options for
seniors who want to downsize.

Chart 2: Household Change by Age and Income - 20-Minute Drive
from Old Shell Road & McGregor Avenue

75+

65-74

55-64

45-54

GE

35-44
[ <$50,000

25-34 . $50,000 - $99,999

[T $100,000 - $199,999
<25

[l Over $200,000

-1,500 -1,250 -1,000 -750 -500  -250 00 250 500 750 1,000
INCOME

Chart 3: Household Change by Age and Income - Mobile MSA
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Charts 2 & 3 Source: ESRI BIS
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Retail Potential in Spring Hill

There are several factors for evaluating retail
capture in Spring Hill, including utility, proximity,
and frequency. Utility is a measure of how useful
shoppers find a particular shopping area. A high
utility area is one that satisfies many needs at one
location. Proximity is how close the shopping area
is—the closer the shopping, assuming equivalent
utility, the higher the capture. Frequency is how
often people need to buy what is for sale—appli-
ances are a low frequency use, while a grocery
store is a high frequency use. The way that fre-
quency affects capture is that people will drive long
distances for low-frequency items, but tend to stay
within a very short drive for high-frequency uses.
Low-frequency uses under a single roof, such as
big-box retailers, will tend to locate at major road
intersections because access and high traffic counts
are primary to this business model and proximity
is not important. For Spring Hill, there is another
model that uses the advantages of high utility and
proximity and also serves to capture a wider mar-
ket area: a Main Street destination.

Main Streets succeed by providing high utility
through more intensive land use, pedestrian ame-
nities, organized parking for a one stop experience,
and high quality public space, including streets and
sidewalks. Main Streets are supported by the sur-
rounding community, yet they also become destina-
tions. Main Streets do not compete by emulating
modern strips; they thrive by providing a pleasant,
convenient destination that people want to visit.
Because Main Streets generate higher foot traf-

fic, they produce higher sales per square foot and
allow for a mix of large and small retail outlets.
Main Streets also engender customer loyalty from
local residents and thus capture retail based upon
proximity while also drawing from a wider market
area due to their physical appeal.
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Urban Advisors examined spending change for
Spring Hill, for 10 and 20-minute drive areas from
Old Shell Road and McGregor Avenue, and for the
Mobile MSA as a whole. In order to calculate retail
demand, it is also necessary to compare spending
with sales. Unfortunately, the city, county and state
do not keep information on retail sales other than
aggregate filings of taxes on sales. In the absence
of detailed information on retail sales, Urban Ad-
visors examined the U.S. Census (2002 Business
Survey) and discovered that the Mobile MSA cap-
tures approximately 35 percent more in sales than
total spending by residents. This indicates that the
City of Mobile captures substantial sales from out-
side of the Mobile MSA.

Tables 5 and 6 outline consumer spending and
potential sales in Spring Hill, the areas surround-
ing Spring Hill, and the Mobile MSA. These tables
show that there is a significant increase in con-
sumer spending in the Mobile MSA, $387 million.
The tables also indicate that Spring Hill is unlikely
to support a great deal of new retail by itself, even
though total 2012 projected spending is over $141
million. Because we do not have sales figures,
and cannot calculate leakage, Tables 7 and 8 were
prepared to understand the range of potential for
Spring Hill.
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Table 5: Non-Auto Consumer Spending by 2012 - Mobile (in 1,000s of dollars)

Table 6: Non-Auto Consumer Spending Change 2007 to 2012 - Mobile (in 1,000s of dollars)

_ . _ . Spring 10 Min 20 Min
Spring Hill | 10 Min 20 Min MSA Hill -_Iess ) - Ies_s Rest of MSA | Total MSA
Spring Hill 10 Min
Apparel and Services 19,356 113,722 248,362 313,765 Apparel and Services 2,250 8,454 18,353 9,044 38,102
Computers and Software 1,952 11,225 24,368 30,582 Computers and Software 227 830 1,794 863 3,714
Movie/ Ent Admissions 1,234 6,803 14,485 17,608 Movie/ Ent Admissions 143 497 1,054 443 2,138
TV/Video/Sound 9,003 54,286 118,840 150,899 TV/Video/Sound 1,047 4,063 8,794 4,420 18,324
Pets 3,325 18,731 42,832 57,260 Pets 387 1,377 3,248 1,942 6,953
Toys, Sports Equip 2,948 16,833 37,863 49,401 Toys, Sports Equip 343 1,242 2,845 1,569 5,999
Photo 1,075 6,120 13,591 17,260 Photo 125 451 1,014 506 2,096
Reading 1,775 9,728 21,197 26,542 Reading 206 709 1,564 743 3,223
Food/Beverage at Home 46,251 277,410 610,174 784,786 Food/Beverage at Home 5,377 20,735 45,275 23,912 95,300
Restaurant 26,124 | 155,175 339,935 432,380 Restaurant 3,037 11,569 25,164 12,734 52,506
Drug 5,527 33,127 74,444 98,685 Drug 643 2,476 5,591 3,274 11,984
Eyeglasses 666 3,722 8,320 10,746 Eyeglasses 77 273 623 332 1,305
Egﬁ;er:g:]‘jt/FS“J;;ngS’ 10,719 | 58,829 130,956 | 167,102 :gﬂ;ﬁ;‘gﬂg‘:gﬁ?éggS/ 1,246 4,291 9,784 4,970 20,292
Lawn & Garden 3,452 18,534 43,112 58,441 Lawn & Garden 401 1,343 3,299 2,053 7,097
Personal Care Products 3,616 21,817 47,791 60,977 Personal Care Products 420 1,633 3,538 1,813 7,405
School Books and Supplies 905 6,049 12,587 15,513 School Books and Supplies 105 464 903 411 1,884
Smoking Products 3,555 23,716 52,181 68,338 Smoking Products 413 1,819 3,873 2,194 8,299
Total Consumer Spending 141,484 835,827 | 1,841,037 | 2,360,287 Total Consumer Spending 16,449 62,228 136,717 71,224 286,619
Outside Spending Ratio for the MSA 135.1% Outside MSA Sales Ratio 135.1%
Estimated Total MSA Sales in 2012 3,189,012 Total Change in MSA 387,254
Source: ESRI BIS Source: ESRI BIS
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Table 7: Spring Hill Capture of Change (in 1,000s of dollars- not including outside MSA)

Table 8: Spring Hill Share of Total Spending (in 1,000s of dollars- not including outside MSA)

10 Min [ 0 0o 10Min 1 o6 Min
Spring | -less |~ less Rest of Total Sales/ | SF Based Spring - less - less Rest of Total Sales/ | Spring
Hill Spring : MSA SF on change Hill Spring - MSA SF Hill SF
. 10 Min . 10 Min
Hill Hill

Ratio 40% 15% 7% 2% Ratio 40% 15% 7% 2% Total
Apparel and Services 1,216 1,713 | 1,736 244 | 4,910 350 14,028 Apparel and Services | $7,743 | $14,155| $9,425| $1,308| $ 32,630 $350 | 93,229
Computers and Computers and
Software 123 168 170 23 484 1500 323 Software $781 $1,391 $920 $124 $3,216 | $1,500 2,144
Movie/ Ent Movie/ Ent
Admissions 78 101 100 12 290 350 828 Admissions $494 $835 $538 $62 $1,929 $350 5,512
TV/Video/Sound 566 823 832 119 2,340 650 3,601 TV/Video/Sound $3,601 $6,792 $4,519 $641 | $15,554 $650 | 23,929
Pets 209 279 307 52 848 350 2,422 Pets $1,330 $2,311 $1,687 $289 $5,617 $350 | 16,048
Toys, Sports Equip 185 252 269 42 748 | 350 2,138 Toys, Sports Equip $1,179 | $2,083| $1,472 $231| $4965| $350| 14,185
Photo 68 91 96 14 269 500 537 Photo $430 $757 $523 $73 $1,783 $500 3,566
Reading 112 144 148 20 423 350 1,210 Reading $710 $1,193 $803 $107 $2,813 $350 8,037
E‘;‘r’gé Beverage at 2,006 | 4,202 4,282 646 | 12,037 | 650 18,518 E‘;‘r’% Beverage at $18501 | $34,674 | $23.293 | $3492| $79.960| $650 | 123,016
Restaurant 1,641 2,345 2,380 344 6,710 750 8,947 Restaurant $10,450 | $19,358 | $12,933 $1,849 $44,589 $750 | 59,453
Drug 347 502 529 88 1,466 350 4,189 Drug $2,211 $4,140 $2,892 $485 $9,728 $350 | 27,794
Eyeglasses 42 55 59 9 165 350 472 Eyeglasses $266 $458 $322 $49 $1,095 $350 3,129
Household Household
Furnishings 673 870 925 134 | 2,603 350 7,437 Furnishings $4,287 $7,216 $5,049 $723 $17,276 $350 | 49,359
Lawn & Garden 217 272 312 55 857 350 2,448 Lawn & Garden $1,381 $2,262 $1,720 $307 $5,670 $350 | 16,200
Personal Care Personal Care
Products 227 331 335 49 942 350 2,691 Products $1,446 $2,730 $1,818 $264 $6,259 $350 | 17,881
School Books and 57 94 85 11| 247 350 707 School Books and $362 $772 $458 $59 | $1,650| $350| 4,714
Supplies Supplies
Smoking Products 223 369 366 59| 1,018 | 1500 678 Smoking Products $1,422 $3,024 | $1,993 $323 $6,762 | $1,500 4,508
Totals 8,800 | 12,611 | 12,930 1,925 | 36,357 71,173 Totals $56,594 | $104,152 | $70,365 | $10,385 | $241,495 $511 | 472,702

Source: ESRI BIS
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Table 7 presents a conservative estimate of what
is possible for Spring Hill, showing a demand for
71,000 square feet of retail space at sales rates that
match national figures for high quality develop-
ment. Table 8 presents a more optimistic picture,
showing a demand for almost 473,000 square feet
of retail space. The second figure includes sales
from existing retail establishments. The figure is
also based upon the assumption that there is sig-
nificant leakage of sales to areas outside of Spring
Hill, and that most of Spring Hill’s existing retail is
not performing at the sales level used for calcula-
tions of space. The true space demand for the next
five years is uncertain but lies somewhere between
the two estimates. The Blueprint for Spring Hill
deals with this uncertainty in several ways. First,
it creates a street and pedestrian environment that
will help existing retailers capture new sales. Sec-
ond, it does not mandate replacement of existing
business, but proposes phased infill over time to
enhance the retail environment and add economic
utility and increase capture. Many of the commer-
cial structures in the area are considered obsolete
by modern retailing standards, and the phased
infill will allow the use of these existing structures
until they are ready to redevelop. Since much of
the plan will consist of replacement rather than
new competitive space, prospects for retail revital-
ization over time are much better than if the plan
relied upon new centers while the older centers
remained.

Spring Hill should be able to support infill over the
next five years of at least 71,000 square feet, and
where an owner is replacing existing space, even
more. Even at the lowest estimate, 15,000 square
feet of new retail at Bit & Spur Road and 66,000
square feet of infill retail at Old Shell Road and
McGregor Avenue would be a significant short-
term improvement. With replacement space the

MARKET ANALYSIS

square footage is higher. There are some challeng-
es to implementing this retail model in Spring Hill.
First, Old Shell Road is not currently amenable

to pedestrians, even though it has traffic counts
that make it desirable for retail. Second, parking,
setback and storm drainage regulations make the
sort of development proposed in the plan illegal.

In order for Spring Hill to progress over time, these
obstacles must be mitigated or removed.

Table 9: Employment Series

Mobile Employment 2004 to 2007 (numbers in 1,000s)

Office Space in Spring Hill

To understand the potential for increasing employ-
ment space in Spring Hill, Urban Advisors looked
at occupation and industry projections from the
State of Alabama and estimated the square footage
demand based upon occupations that use office
space or its equivalent (Table 9).

2004 | 2005 | 2006 | A | Spange
Total Nonfarm 170.2 175.6 179.8 185.4 15.2
Total Private 142.8 147.9 152.1 156.9 14.1
Goods Producing 26.9 28.6 29.9 30.4 35
Service Providing 143.4 147 150 155 11.6
Private Service Providing 116 119.3 122.3 126.5 10.5
Mobile Employment in Selected Sectors
2004 | 2005| 2006 2"3':7 g;fgg;’
Transportation and Utilities 7.8 8 8.6 8.7 0.9
Information 2.4 2.6 2.7 2.7 0.3
Financial Activities 9.3 9.9 9.7 9.9 0.6
Professional Business Services 21.6 22.3 22.2 23 14
Education and Health Services 20.7 215 225 23.7 3.0
Totals 61.8 64.3 65.7 68 6.2

Source: ESRI BIS
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To evaluate future potential, Urban Advisors looked
at the rate of change in employment for the Mobile
MSA. The trends shown in Table 10 were extended
to 2014, therefore providing an optimistic esti-
mate. Trended Mobile MSA employment must be
broken into sectors to understand the demand for
office space. Table 11 looks at growth in office-us-
ing sectors in order to understand total demand
for space. By itself, such trending is too optimistic.
Since the economy is shifting, the trend for space
demand was lowered by 40 percent to account for
a slowdown in growth. Employees in utilities and
health services were only estimated at 20 to 30
percent office occupation. Based upon this esti-
mate, Table 12 shows there could be demand for
more than a million square feet of office space in
the Mobile Metro area.

Urban Advisors also looked at occupational projec-
tions for Mobile by the State of Alabama. Accord-
ing to these projections, office occupations could
expand by around 600 positions annually. This
expansion could create demand for approximately
one million square feet in the same time period.
There is no doubt that some of this demand will be
met in existing buildings. Nevertheless, this projec-
tion and the optimistic estimate seem to indicate
that there is a market for office and that if the
right environment is created in Spring Hill, it may
be possible to capture some increment of overall
growth.

The proposed improvements at the Old Shell Road
and McGregor Avenue intersection could create

a conducive environment for office development.
Spring Hill is in a favorable position because it has
both a supportive market, and its higher-income
residents are more likely to choose their office loca-
tion. If the plan is implemented, Spring Hill should
be able to add 76,000 square feet of office space in
five years.
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Table 10: Employment Trended - Mobile MSA

Projections Change
2008 | 2009 | 2010 | 2011 | 2012 | 2013 | 2014 | O7to 14
Total Nonfarm 187.7 | 192.3| 197.0| 201.8| 206.7| 211.8| 217.0 31.57
Total Private 159.0 | 163.3| 167.7| 172.2| 176.9| 181.6 | 186.5 29.62
Goods Producing 309| 32.0| 331| 343| 355| 367 380 7.63
Service-Providing 156.7 | 160.2 | 163.8| 167.4| 171.2| 175.0| 178.9 23.85
Private Service Providing | 128.1| 131.2| 134.5| 137.8 | 141.3| 144.8| 1483 21.84
Source: ESRI BIS
Table 11: Sector Trends - Office Using Sectors (numbers in 1000s)
Projections Change
2008 | 2009 | 2010| 2011 2012| 2013| 2014| 07to14
Transportation/Utilities 8.8 9.1 9.4 9.7 10.0 10.3 10.6 1.93
Information 2.7 2.8 2.9 3.0 3.1 3.2 3.3 0.65
Financial Activities 10.0| 102| 103| 105 107| 109| 111 1.21
greifﬁgesgo”a' Business 232 | 236| 240| 245| 249| 254 258 2.82
gz‘r{j‘g‘ggn and Health 242 | 251| 26| 271| 281 202 304 6.65
Totals | 68.94| 70.84| 7280 7482 76.90| 70.05] 81.26| 1326

Source: ESRI BIS

Table 12: Potential Employment Space Demand - Office Using Sectors

Lo Space
Change % Office OpStm;(':Set'C Demand
07 to 14 ° P 40% De-
Demand cline
Transportation and Utilities 1.93 20% 96,403 57,842
Information 0.65 100% 162,485 97,491
Financial Activities 1.21 100% 302,308 181,385
Professional Business Services 2.82 100% 705,644 423,386
Education and Health Services 6.65 30% 498,781 299,269
Totals 13.26 53% 1,765,620 1,059,372

Source: ESRI BIS
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Housing in Spring Hill

A projected market for housing in Spring Hill was
created by analyzing demographics and by consid-
ering the market segmentation in relation to the
housing types proposed in the plan. Because the
plan calls for a mix of housing types, much of the
new housing will give young families and seniors
the option to join or remain in the community.
The proposed housing types include multi-family
units, both rental and condominium, townhomes
for downsizing empty nesters, small lot homes
for young families and active seniors, and larger
homes for upper-income families.

Of the approximately 3,300 projected new house-
holds in the Mobile MSA, around 1,600 are project-
ed to have the income, resources, and preferences
that fit the profile for the proposed new housing

in Spring Hill. Approximately 75 percent of that
demand is for single-family houses (approximately
1,200 units). The remainder is for townhomes and
multi-family units with urban amenities (approxi-
mately 400 units). In addition to these projections,
there is also the issue of pent-up demand, which
could increase the market for housing in Spring Hill.

There is likely pent-up demand for single-family
housing in Spring Hill. Because the plan proposes
single-family housing in the Museum Drive area,
households which might live elsewhere will be
able to come to Spring Hill. The total households
in this sector are over 43,000 households. If only
one percent make a move-up decision, this would
create a demand for over 400 units in Spring Hill
in the next five years. There may also be pent-up
demand for a more urban lifestyle within Spring
Hill. The data on preference suggests that the
pent-up demand for multi-family units and town-
homes could be over 400 units in five years.

—
New townhomes in East Beach - Norfolk, VA

A mansion apartment in Spring Hill

The total demand for units in Spring Hill will be
less than the demand for Mobile, but Spring Hill

is more desirable than many other neighborhoods.
Based upon the projected 1,600 households with
the ability to move to Spring Hill, and the percent-
age capture of pent-up markets, it is not unreason-
able to posit a goal for Spring Hill of 200 single
family units, 100 multi-family units and 70 town-
homes in the next five years. This comes to around
11 percent of total city demand over the next five
years.

New cottage homes in Palmetto Bluff - Bluffton, SC
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The vision for Spring Hill has been documented
in the preceding chapters of this report through
plans, illustrations, and text. This chapter identi-
fies the necessary steps for realizing the place
depicted in the imagery, transforming the com-
munity vision into a built reality. The following
steps address policy recommendations, regula-
tory changes, planning strategies, priority capital
improvement projects, economic development
goals, and funding options. Implementation strate-
gies that are future or long term strategies as well
as strategies that may be beyond the scope of the
Village of Spring Hill, Inc. and would be more
effective if implemented on a larger scale have
been included as additional strategies.

POLICY RECOMMENDATIONS AND REGULATORY
CHANGES

1. Submit The Blueprint for Spring Hill to the
City of Mobile for Adoption.

The Village of Spring Hill, Inc. should submit

The Blueprint for Spring Hill to the City of Mobile
for adoption, giving the plan official standing.
Adopting the plan sends an important message to
property owners and residents that the political
decision makers support The Blueprint for Spring
Hill. The plan should be adopted by the Planning
Commission and City Council and included in the
City's Comprehensive Plan.

2. Work with the City of Mobile to Create a
Zoning Overlay District

It is important in the implementation of The Blue-
print for Spring Hill that the City update their land
development regulations so that they are more
specific in their outcomes. The current zoning in

Page 6.2
January 2008

Spring Hill’s commercial areas often limits appro-
priate infill development. The Village of Spring
Hill, Inc. should work with the City of Mobile to
create a zoning overlay district for the three key
intersections in Spring Hill. This Overlay District
should incorporate the ideas of form-based codes
and should replace the existing City of Mobile
zoning for these areas. This overlay district
should include reforms that address existing park-
ing, setback, building orientation, landscaping,
streetscape, and storm drainage regulations for
the area in order to allow appropriate Main Street
development to be built by-right.

Appropriate regulations that are supportive of
community-endorsed planning policies can encour-
age development by providing clarity and cer-
tainty. A zoning process that requires additional
hearings and variances increases the risk of time
and money to developers but has not proven effec-
tive in guaranteeing the desired results. By estab-
lishing clear standards that support Spring Hill’s
vision and provide a visual guide to design criteria,
investors can be certain that their project will be
approved if they follow the rules. Neighbors can
also be assured that what will develop will be
desirable, and not harmful, to the Spring Hill com-
munity.

3. Create a Forum for Discussion between
Developers and the Village of Spring Hill, Inc.

In order to improve communications between
community members and prospective developers, a
formal, regularly-held round table meeting process
should be established in Spring Hill. This round
table would be a voluntary but recommended
forum for developers to inform community mem-
bers about their proposed projects, and to receive
community feedback on proposed designs. This

round table will help to improve community trust
in new development in Spring Hill, and will reduce
uncertainty for developers by providing them with
community feedback early in the process.

What is a Form-Based Code?

Form-Based Codes are a method of regulating
development to achieve a specific urban form. Form-
based codes create a predictable public realm by
primarily controlling physical form, with a lesser focus
on land use, through city or county regulations.

A Form-Based Code is a land development regulatory
tool that places primary emphasis on the physical form
of the built environment with the end goal of producing
a specific type of “place”. Conventional zoning

strictly controls land use, through abstract regulatory
statistics, which can result in very different physical
environments. The base principle of form based coding
is that design is more important than use. Simple and
clear graphic prescriptions for building height, how a
building is placed on its site, and building elements
(such as location and configuration of porches,
windows, doors, etc.) are used to control development.
Land use is not ignored, but regulated using broad
parameters that can better respond to market
economics, while also prohibiting incompatible uses.

For more information about form-based codes, refer to

the Form-Based Code Institute website at
http://www.formbasedcodes.org/
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PLANNING STRATEGIES

4. Make Streetscape Improvements a First
Priority

Continue to raise money and build support for
street improvements, such as new sidewalks,
pedestrian-scaled lighting, on-street parking, the
replacement and maintenance of street trees,
replacement of existing traffic signals with ur-
ban-mast arm signals, the addition of decorative
crosswalks, and the relocation of overhead power
lines. These public improvements will enhance

the pedestrian environment, and encourage the
private investment and redevelopment of adjoining
properties. An improved pedestrian environment
along Old Shell Road will increase foot traffic and
make it desirable for retail businesses to be located
closer to the sidewalk, encouraging redevelopment.
Part of this strategy will involve working with the
City of Mobile to allow on-street parking along

Old Shell Road, McGregor Avenue, and Bit & Spur
Road in designated areas.

5. Use Smart Parking Strategies

When planning for the future of Spring Hill’s
neighborhood centers, it is important to provide an
adequate supply of parking to accommodate future
growth and development. Appropriate manage-
ment is necessary; parking is handled differently in
mixed-use, walkable districts. Spring Hill’s neigh-
borhood centers will not be malls, strip shopping
centers, office parks, or apartment complexes.
These districts will be unique centers of activity
where parking is merely one of many important
considerations. Partnering with the City on fund-
ing measures such as Tax Increment Financing (TIF
- see #19) may be necessary to implement areas of
shared parking or parking structures.

GETTING THERE

On-street parking must be encouraged.

On-street parking must be encouraged wherever
possible, and private and/or public parking facili-
ties must be located behind buildings, toward the
interior of blocks, making parking compatible with
pedestrian-oriented streets. On-street, parallel
parking is the most pedestrian-friendly form of
parking. It provides direct access to the adjacent
commercial establishments and provides a traffic
calming effect on urban streets.

Parking regulations within Spring Hill’s neighbor-
hood centers should be reformed to reflect more
urban, walkable districts. Minimum parking
requirements should be abolished for mixed-use,
multi-story buildings, as well as for historic build-
ings on small or irregular parcels. In all other
cases, the minimum number of required parking
spaces should be set at 75% of the values required
by the current City Zoning Code in order to encour-
age shared parking, on-street parking, and pedes-
trian oriented use. These reductions in required
parking should only be available to development
that complies with the vision of The Blueprint for
Spring Hill.

- = 1 7 _;_-_':.5';

Parking should be located behind buildings, in mid-block.

Surface parking lots along prominent streets
disrupts the urban fabric. Parking lots should not
be placed between buildings and the street, along
the street edge within a property, or at the corner
of a lot facing a prominent intersection. Parking
lots need to be located away from the sidewalk, so
that the valuable street edge can be recaptured for
urban architecture or green space. Where pos-
sible, parking lots should be lined with buildings
or otherwise screened so that parking does not
become a prominent part of the street scene. Lin-
ing parking structures with habitable space along
the street edge is crucial to maintaining the natural
vibrancy of the street. These “liner buildings” pro-
vide an opportune location for affordable housing,
offices, and small businesses. Liner buildings are
particularly well suited for live-work units or artist
studios.

Shared parking is an efficient method for handling
parking in mixed-use centers. Businesses and
churches may be able to use certain parking spaces
during the day while these same spaces are then
used by residents at night. Shared parking works
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in a mixed-use, park-once, pedestrian-friendly
environment, all of which are key elements in The
Blueprint for Spring Hill. The Village of Spring Hill,
Inc. and the City of Mobile should work together
to identify sites for shared parking and meet with
property owners to set the terms of use.

Shared parking will be particularly important
around the intersection of Old Shell Road and Mc-
Gregor Avenue, where a variety of small businesses
are located on oddly-shaped parcels. This shared
parking can be provided in lots or in strategi-

cally placed parking structures. The use of shared
parking and shared parking structures in Spring
Hill’s village center will relieve small parcels of the
burden of supplying parking on an already limited
site. This will allow businesses on these small
parcels to expand or redevelop without having to
supply additional parking on-site. Ultimately, this
arrangement will benefit small businesses and will
add to the vibrancy of Spring Hill.

6. Create Community Gathering Places

Establish new parks and plazas and enhance
existing public open space to become focal points
within the community, and appropriate places for
informal gatherings and celebrations. Once these
focal points are established, they can be further
enhanced with special pavement, gateway build-
ings, statues, fountains, or clocks that will help
unify Spring Hill.

7. Provide a Range of Housing Options

The Village of Spring Hill, Inc. can assist in the
creation of appropriate new housing shown in the
plan in two ways. One is to assure that housing
is compatible with the existing neighborhoods but
also follows the plan so that it acts as a transition
between purely residential areas and the denser
mixed-use neighborhood centers. Another is to
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New parks and plazas should be a part of redevelopment.

partner with the City to encourage appropriate
development with a strategy for allocating in-
frastructure funding to enable the production of
housing that will support future employment and
retail uses.

Homebuyers can be assisted in purchasing new
homes within Spring Hill by utilizing a number of
lending programs provided through the federal
government, including a first-time homebuyer
program through the U.S. Department of Hous-

ing and Urban Development Mortgage guarantee
programs, which have a series of grants for guaran-
teeing mortgages on single-family and multi-family
housing in order to reduce local lender risk.

TRANSPORTATION IMPROVEMENTS

8. Reform City of Mobile Major Street Plan

Work with the City of Mobile Transportation
Department to reform the street designations in
Spring Hill. Remove McGregor Avenue between
Dauphin Street and Spring Hill Avenue from the
Major Street Plan for Mobile. This will allow the
street to be incorporated into plans for a walkable
district, with narrower lanes, sidewalks, street

A mix and range of housing options should be provided.

trees, and on-street parking.

9. Designate Walkable Districts

Work with the City of Mobile to adopt walkable
thoroughfare standards within the proposed zon-
ing overlay districts. Redesignate all roads within
these districts as walkable thoroughfares and cre-
ate alternative design standards for these streets,
including narrow travel lanes, on-street parking,
street trees, wide sidewalks, pedestrian-scaled
lighting, generous crosswalks, minimal setbacks,
and street-oriented buildings.

10. Improve Safety at Main Intersections
Improve safety at main intersections in Spring Hill
by regularizing acute angles and implementing 90
degree intersections with traffic lights, or where
appropriate, a modern roundabout. As one plan
suggests, this would improve the intersection of
Old Shell Road and Bit & Spur Road by re-aligning
the roadway to create a 90 degree intersection, and
add a traffic signal at the intersection. The inter-
section of Museum Drive and McGregor Avenue
can be redesigned as a T-intersection or as a mod-
ern roundabout.
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11. Improve Connectivity

Work with the City of Mobile and with private
property owners to create new vehicular and pe-
destrian connections around neighborhood centers.
The Village of Spring Hill, Inc. and the City of Mo-
bile Urban Development Department should work
with property owners to coordinate the creation
of an interconnected system of streets, alleys, and
parking lots that run along the back of each lot.
These rear alleys should eventually form a system
of “square-backs”, or connector streets, that relieve
pressure from main intersections.

12. Create a Continuous Pedestrian Network

Continue to create a continuous pedestrian net-
work throughout Spring Hill that will connect
residents to their neighborhood centers. Raise
funds for property acquisition, engineering, and
construction. Work with private property owners
who have encroached into the right-of-way with
fences, landscaping, and buildings to assemble a
continuous right-of-way that will accommodate a
generous sidewalk and a bike path or bike lane.
This is particularly important along Old Shell Road
and McGregor Avenue.

ECONOMIC DEVELOPMENT STRATEGIES

13. Use Smart Phasing and Incremental Steps
Spring Hill was not built in a day; it grew organi-
cally over the last two hundred years. The Blueprint
for Spring Hill is designed to allow property own-
ers to participate as the market matures through
incremental steps. For retail areas, this starts with
infill of under-utilized property and proceeds to a
higher intensity of use with parking decks as mar-
ket changes take place. In the short term this may

GETTING THERE

mean strategies such as evaluating projects and
allowing surface parking as land banking to assure
that room is reserved for future development.

14. Promote the Formation of Small Business
Investment Corporations

One of the difficulties in producing change in older
areas is the potential gap between the cost of new
construction and the current market rents available
to pay for space. One mechanism that can help is a
Small Business Investment Company. Small Busi-
ness Investment Companies (SBIC's) are business
development venture funds for business creation
and development that are regulated by the Small
Business Administration (SBA). The federal gov-
ernment will match local funding at a two to one
ratio. What this means is that if local investors,
banks and others form a SBIC with $5 million in
start-up funding, it may be possible to get grants of
up to $10 million to match. The formation and op-
eration of a Spring Hill SBIC could be a means for
creating and retaining business in the area. SBIC's
are allowed to use funds for investment in small
business and to act as an advisory resource. This
means that the SBIC employees could fund and
advise businesses on issues such as effective use of
information technology, effective retailing practic-
es, financial management, employee management,
efficient use of resources, etc.

It is suggested that The Village of Spring Hill, Inc.
and local investors and financial professionals col-
laborate in the formation of an SBIC. Because of
the federal program offering two -to-one leverag-
ing of local funding, SBIC's can be more effective in
using local funds than business assistance orga-
nizations that do not have access to the program.
In funding new or existing business, the investing
capital can be used for market rate investment

while the SBA matching can be used to provide
below market financing in the form of loans.

15. Create Destinations that are Walkable,
Complete and Sustainable

To make change in the critical areas of Spring Hill
that are economically viable and attractive to new
business, The Blueprint for Spring Hill prescribes
neighborhood centers that will become catalysts
for economic development. Having complete des-
tinations means creating an attractive environment
for retail and office locations near housing. These
elements work to reinforce one another. Intensified
housing provides opportunities to live near work
and services that are attractive to young people,
empty nesters and seniors. The intensified hous-
ing provides support for retail and services and
guarantees the sort of lively environment in retail
areas desired by residents. As a short term goal,
plan on 15,000 sq ft of new retail at Bit & Spur
Road, 66,000 sq ft of new retail at Old Shell Road
and McGregor Avenue, 200 new single family units
(most likely at Museum Drive), 100 multi-family
units and 70 town homes at Museum Drive, Old
Shell and McGregor, and Bit & Spur, and 76,000 sq
ft of new office space at Old Shell and McGregor
by 2013.
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FUNDING MECHANISMS

Funding is an essential part of any community
improvement effort. The Village of Spring Hill, Inc.
has already demonstrated a sophisticated under-
standing of the money needed and the funding
sources available for streetscape improvements and
planning initiatives. Additional sources should be
sought for continued improvements, and a new
funding strategy should be developed as Spring
Hill’s improvements transition into private invest-
ment.

Public funding mechanisms for streetscape im-
provements and infill development can be secured
from a variety of sources; the Village of Spring Hill,
Inc. has already established a wide variety of fund-
ing sources for its efforts to date, including two
grants from the State of Alabama, a Keep Mobile
Beautiful donation of street trees, and dedicated
funding from the City of Mobile for sidewalk and
intersection improvements. The Village of Spring
Hill, Inc. should continue to work with the City of
Mobile to ensure that an appropriate percentage of
municipal funds from the General Fund and Capi-
tal Improvement Program are dedicated towards
streetscape improvements in Spring Hill. Funding
can also be secured through grants from public and
private sources, general obligation bonds approved
by the public, donations, and general fund expen-
ditures.

Funding assistance for private development and
economic development includes Federal Loan
Guarantees to financial institutions, revolving loan
funds set up by local financing institutions for rede-
velopment and business, and, last but by no means
least, standard financing for market rate develop-
ment. The following descriptions provide addition-
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Selling personalized bricks is a proveh strategy for funding
street improvements.

al details about potential financial assistance for
both public and private development projects.

16. Streetscape Sponsorship

Raise funds for streetscape enhancements such as
special pavers, attractive streetlights, decorative
benches, trashcans, and street trees by enlisting lo-
cal businesses and residents to buy a brick, bench,
or any other streetscape element. The name of
the sponsoring party can then be engraved into
the brick or placed on a plaque on the respective
bench, streetlight, or tree grate. This will serve
as way for local businesses and residents to make
a visible and measurable contribution to street
improvements.

17. Adopt-A-Road, Plaza, or Park

Enlist the help of local businesses, churches,
schools, and service organizations to sponsor the
maintenance of specific streets, plazas and parks.
This will help to make streetscape improvements
seem more attractive to the City, as the burden
of maintenance for the Parks, Public Works, and

The Village of Spring Hill, Inc. has secured funding from the
State of Alabama and the City of Mobile for streetscape im-

provements.

Urban Forestry Departments will be reduced. Fur-
thermore, the sponsor organizations will take pride
in the upkeep of these public places. Attractive
plaques or signs can be placed in prominent loca-
tions in each public space to recognize the sponsor-
ing organization.

18. Grants

Private grants from foundations are available
through application by the Village of Spring Hill,
Inc. and the City of Mobile on behalf of Spring
Hill. Finding grants can be daunting as there are
literally thousands of foundations and grant givers;
most organizations that rely upon such funding
hire what is termed a "development specialist" to
research grants and write proposals.

It is suggested that the Village of Spring Hill, Inc.
appoint a board member who will be responsible
for grants research and proposal writing. Another
possibility will be to work with the City of Mobile
and their existing grant-writers, or to lobby for the
creation of a grant-writing position at the City.
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19. Institute a Tax Increment Financing District
for Old Shell Road

As Old Shell Road redevelops, values in the area
will increase. Tax increment financing (TIF) al-
lows the change in property tax revenues to be
bonded to provide funding for the construction of
public improvements without adding any tax rate
increases or diminishing the amount of revenue
flowing to the General Fund of the City. A TIF
district focusing on the Old Shell Road corridor as
it runs through Spring Hill would provide some of
the funding to build pedestrian improvements and
parking without placing a new burden on existing
property owners along the corridor.

ORGANIZATIONS AND PARTNERSHIPS

20. Continue the Use of a Coordinating
Organization

The Village of Spring Hill, Inc. should remain a
central entity to aid in the coordination of property
owners, developers, small business owners, and
residents as Spring Hill develops into a more walk-
able, better connected community, and to ensure
consistency with the vision of The Blueprint for
Spring Hill.

21. Create a Streetscape Beautification
Committee

Create an entity dedicated to coordinating the
funding and maintenance of decorative landscape
elements such as seasonal flowers in planters along
main streets, unique trashcans, benches, and street
lights. This committee could be a special sub-com-
mittee within the Village of Spring Hill, Inc, could
be part of the duties of a Spring Hill Business As-
sociation, or could be a stand alone organization.

Streetscape beautification can be coordinated to unify Spring
Hill with seasonal flowers, unique trashcans, benches, and
pedestrian scaled street lights.

PROMOTE SPRING HILL

22. Promote The Blueprint for Spring Hill
Continuing to spread the word about this plan and
successful initial projects is vital for implementa-
tion. A variety of media should continue to be
used: brochures and informational flyers should
continue to be posted in local businesses and
community buildings around Spring Hill, and the
website should continue to be updated. Promote
the plan so that it will take on a life of its own and
continue to work for Spring Hill for years to come.
The Village of Spring Hill, Inc. should host its

own promotion efforts, as well as work with local
churches, schools, social clubs and service organi-
zations.

23. Celebrate Spring Hill’s Unique Character

It is important to celebrate Spring Hill’s strong
community and discover ways to promote its gen-
teel character in its public spaces. With a high de-
gree of community input in the charrette process,
the message is clear that Spring Hill residents are
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light elements in Spring Hill that make it unique and give
Spring Hill its character.

proud of their community. The Blueprint for Spring
Hill should help to channel this community pride
into the creation of vibrant neighborhood centers.
The Village of Spring Hill, Inc. and other local or-
ganizations should promote the high quality of life
of living, working, and shopping in Spring Hill’s
neighborhood centers.

The Village of Spring Hill, Inc. plays a significant
role in the promotion of Spring Hill as a place
worthy of renewal and improvement. The orga-
nization should continue to promote Spring Hill
throughout its public improvements and should
play a key role in attracting private investment. A
special sub-committee should be formed to pro-
mote Spring Hill. As redevelopment progresses
and Spring Hill’s neighborhood centers become
community destinations, this “promotions” sub-
committee can increase awareness of special
events, retail establishments and art galleries
through flyers, community calendars, and the exist-
ing website.
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ADDITIONAL STRATEGIES

* Create a Local Improvement District for the
Museum Drive Area

Alabama law allows local improvement districts for
the creation of infrastructure and other improve-
ments in new subdivisions. The enabling legislation
requires that 100 percent of the property owners
sign a petition to form the district which is then
approved by the municipality in which the district
is created. Once the district is formed, bonds may
be issued based on the plans for build-out, and the
bonds are paid by assessments levied on the future
property owners in the subdivision. Such a district
is not practical in existing built neighborhood areas
with hundreds or thousands of property owners,
but for new subdivisions with just a few land own-
ers who want improvements that have not yet been
built, the Local Improvement District enables de-
velopment by funding community needs for streets,
sidewalks, sewer and water infrastructure and even
parks and recreation facilities that the city would
otherwise be unable to supply. The relevant code is
11-99A-1 et al.

* Form a Spring Hill Business Association

The Village of Spring Hill, Inc. represents the
broader interests of the community. To achieve
implementation, a full partnership with area busi-
ness owners and commercial property owners is es-
sential because they are the sector of the economy
providing the vital services and development that
create the public character of Spring Hill. For this
reason it is suggested that The Village of Spring
Hill, Inc. collaborate with local business interests
to form a Spring Hill Business Association. The
Business Association can act to represent Spring
Hill businesses and keep its members up to date
on planning and development initiatives. One of
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readily available on the web.

the major goals of this plan is to remove obstacles
that impede market improvement and the business
community has a vital interest in ensuring that
planning enables better use of the land resources to
achieve higher market capture and more profitable
businesses. The advantage for the Village of Spring
Hill, Inc. is that a unified community that address-
es business owners, is far more likely to achieve the
goals of The Blueprint for Spring Hill.

* Develop an Infill Development Strategy

A strategy should be developed to target vacant,
underutilized or "soft" properties around Spring
Hill's commercial centers that detract from the
quality of the area. Vacant land and derelict build-
ings offer opportunities for change and redevelop-
ment. In order to seize these opportunities it is
necessary to inventory and map the locations of
vacant land and derelict buildings and then target
new users and promote the inventoried opportuni-
ties to new investors. The Village of Spring Hill,
Inc. can solicit help from the City of Mobile Urban
Development Department to use its extensive GIS
system to begin to identify a list of properties that

Metered on-street parking can generate valuable funding for
street maintenence.

might benefit from infill development; this can be
done as a part of the annual inventory of land use.

* Establish a Parcel Assembly Program

Parcel assembly can be especially useful in areas
where lots are too small or oddly shaped to permit
efficient development. To accomplish such assem-
bly a land bank should be established through the
Village of Spring Hill, Inc. The land bank should be
chartered as a 501(c)(3) non-profit for the purpose
of encouraging the objectives of The Blueprint for
Spring Hill. Such parcels can be identified by the
use of GIS. It is suggested that the Village of Spring
Hill, Inc. use two strategies for parcel assembly.
After identifying such parcels, approach the current
owners and seek to partner with them. The land
bank could then be used as a guarantor of purchase
should the owners agree to participate while ad-
joining parcels are assembled and a project is being
developed. If participation in a larger development
is not an attractive option for the owners, then the
land bank should purchase parcels outright when
possible.

THE BLUEPRINT FOR SPRING HILL



* Confirm Physical and Regulatory Conditions

The Blueprint for Spring Hill was created with
limited information and accuracy regarding rights-
of-way, property lines, existing building locations,
easements, utility limitations, and covenants tied
to individual properties. As site-specific applica-
tions come forward and public improvements are
undertaken, modifications will be necessary due to
accurate surveys and specific site analysis. Part of
the process of carrying out The Blueprint for Spring
Hill should involve regular updates to the City of
Mobile’s GIS system with information on the physi-
cal conditions of individual properties as develop-
ment occurs.

* Business Re-location

As each component of The Blueprint for Spring Hill
is implemented, the Village of Spring Hill, Inc.
should create and update a detailed list of the busi-
nesses and services to target for locating (or relo-
cating) to Spring Hill. Local Mobile tenants should
be contacted and invited to return or to open a sec-
ond location in Spring Hill. For example, perhaps
a successful restaurant would be willing to open

a second location in Spring Hill. These successful
business owners could ride the popular support for
their current location into a new venue.

* Use Metered On-street Parking at Old Shell
Road and McGregor Avenue

Other cities have used metered parking revenue to
generate funding for maintenance and improve-
ments in retail districts. While the amounts of
revenue are not large, having a viable funding
source devoted to keeping sidewalks safe, clean
and attractive has paid off elsewhere. In addition,
metering ensures viable parking for customers as
opposed to employees. According to some esti-
mates, a viable, non-employee occupied on-street

GETTING THERE

space can be worth as much as $200,000 in retail
sales. This is not to suggest that parking revenue
accrue to the General Fund, but that it will be
escrowed and used for the benefit of the local busi-
ness district.

* Create a Senior Housing Partnership

Create a partnership between the Village of Spring
Hill, Inc., Spring Hill College, and Spring Hill
Baptist Church to develop senior housing around
the intersection of Old Shell Road and McGregor
Avenue. This housing can be smaller-unit, multi-
family housing that can either be owned or rented
and managed by a management company. Senior
housing within the village center of Spring Hill will
be an asset to older residents and will add to the
vibrancy of the district.

* Partner with University of South Alabama
Technology and Research Park on Employment
Placement in Spring Hill

One of the goals of the plan is to increase employ-
ment within Spring Hill. As the Tech Park becomes
successful, Spring Hill has an opportunity to sup-
port the University mission by partnering to bring
associated businesses to the area by creating a
supportive environment for these businesses with
amenities and services close-by. When marketing
to potential businesses, Spring Hill should promote
the presence of the University and its Tech Park
and Cancer Research Center.

¢ Create Civic Places

Additional measures can be taken, such as creating
a permanent, first-quality Farmer’s Market building
in Lavretta Park to enhance the existing play-
ground uses and create a family-oriented gather-
ing place. Celebrate the Spring Hill Branch of the
Public Library as the important community asset.

Move the Library to a more prominent location, or
work on a shared parking arrangement with the
Baptist Church to allow the library to expand in
place and occupy a civic-quality building with the
appropriate architectural dignity.

¢ Technical Assistance for Businesses and
Retailers

Small start-up retail businesses typically need
expert assistance in areas such as store layout,
lighting design, inventory controls and information
systems for understanding consumer preferences.
Programs could also include assistance with design
and permitting to redevelop property in accordance
with the proposed Form-Based Code. These initia-
tives should be coordinated through the City, the
Small Business Administration, and the Chamber of
Commerce. Small Business Administration fund-
ing and assistance from the National Main Streets
program are available and should be sought. Busi-
ness assistance is a task that could be undertaken
through a Small Business Investment Company
(SBIC), or the Chamber of Commerce.
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TIMELINE FOR IMPLEMENTATION*

6 Months Year 1 Year 2 Year 3 Year 4 Years 5+
POLICY RECOMMENDATIONS & REGULATORY STRATEGIES

Adopt The Blueprint for Spring Hill
Create an Overlay District
Create a Forum for Discussion Between Developers and the VSH

PLANNING STRATEGIES
Streetscape Improvements

Use Smart Parking Strategies
Create Community Gathering Places
Provide a Range of Housing Options

TRANSPORTATION IMPROVEMENTS
Reform the City of Mobile Major Street Plan
Designate Walkable Districts

Improve Safety at Main Intersections
Improve Connectivity

Create a Continuous Pedestrian Network

ECONOMIC DEVELOPMENT STRATEGIES

Use Smart Phasing and Incremental Steps

Promote the Formation of SBICs

Create Destinations that are Walkable, Complete & Sustainable

FUNDING MECHANISMS
Buy-A-Brick

Adopt-A-Road, Plaza, or Park
Grants

Institute a TIF

ORGANIZATIONS & PARTNERSHIPS
Continue the Use of a Coordinating Organization
Create a Streetscape Beautification Committee

PROMOTE SPRING HILL
Promote The Blueprint for Spring Hill
Celebrate Spring Hill's Unique Character

ADDITIONAL STRATEGIES

Page 6.10 *The range of dates for each implementation strategy may change depending upon availability of funding and redevelopment activities.
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