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Near North Neighborhood Plan Framework

I. Historical Context
The areas located to the north/northeast of downtown are traditional neighborhoods that
developed during the heyday of the city in the early part of last century. These were once
thriving places where people lived, worked and carried out commerce. These neighborhoods
afforded people easy access to the commercial core of the downtown area, and to places of
employment that grew around the rail lines that transected the area.
With the advent of the automobile, people were able to pursue alternative opportunities for
housing and services that were beginning to make their way out of downtown. The
construction of Ross Clark Circle further exacerbated this outmigration. As more and more
people fled these neighborhoods, businesses followed. This cycle of decline accelerated
during the decades following World War II and eventually resulted in the deterioration of
infrastructure, housing stock and employment within the city center. Today we see the results
of those events.
•
•
•
•
•
•
•

Deteriorated and abandoned housing stock
Crumbling infrastructure (sidewalks/curbs)
Lack of investment (public or private)
Inadequate maintenance of streets and sidewalks
Inadequate lighting
Inadequate landscaping/street trees
Crime

II. Vision Statement
Reestablish this historic neighborhood as a desirable and vibrant mixed-use community that
offers residents and visitors access to a wide range of goods, services and housing choices,
and foster a vibrant, prosperous and growing neighborhood through extraordinary community
development.
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III. Overview and Neighborhood Fact Sheet
The following map reflects the project study area and is identified by the census tracts as
listed.

Census Tracts
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Housing:
As evidenced by the following table, the majority of the homes within the neighborhood are
rental properties, and approximately 14% of the total housing stock is vacant.

Typical Housing Unit
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Race:
According to the census information, the neighborhood is 86% African American.

Income:
Census information indicates that the average median household income in the neighborhood
is approximately $10,158, well below the federal poverty level.
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IV. Revitalization Project

Near North Neighborhood Streetscape Improvement Plan
As depicted above, the City desires to enhance streetscape and public infrastructure in the
neighborhood located immediately north of the City Complex. With the Howell School
redevelopment project now complete, additional interest in developer driven revitalization
efforts are anticipated for the project area. Streetscape, lighting and landscape improvements
should be addressed by the City to encourage investment.
Project objectives are challenging due to the project area’s tight scale and limited rights- ofway. Existing conditions prohibit the feasibility of incorporating street trees and/or landscaped
medians. The design challenge has become one of how to take existing conditions in the project
area and add layers of consistent aesthetic elements to improved visual impact at the
pedestrian level.
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Negative streetscape observations:
1.
2.
3.
4.
5.
6.

Broken curbing throughout the project area
Grassed (2 ft.) median that is poorly kept and robs valuable sidewalk space
Excessive number of curb cuts
Lack of decorative street lighting
Lack of streetscape vegetation (Planters)
Street signage

Proposed Improvements:
1. Remove all existing curbing and replace consistent with that installed around the DHC EMA
2.
3.
4.
5.
6.

facility
Remove the turf strip and replace with a traditional red brick paver
Remove curb cuts to vacant properties or multiple cuts to any property
Install the City’s standard decorative lighting poles at standard intervals
Install decorative planters with vegetation at a set interval
Upgrade street signage posts consistent with City wayfinding design

Phase I - Project I
Phase I includes improvements to College Street from the Wiregrass Museum of Art north to
E. Burdeshaw Street. This segment is identified as Segment E in Illustration 1 on page 12.
It is envisioned that the southern anchor of this segment will be a modified roundabout located
at the apex of College Street, Troy Street, Appletree Street and Museum Drive. The new
interchange will not only improve vehicular circulation but will place emphasis on the World’s
Smallest Block as a place of interest where people can safely access the monument.
The northern anchor is envisioned to be a gathering space located at the southeast corner of
E. Burdeshaw Street and College Drive directly across from the renovated Howell School. The
property is owned by The Peaks of Dothan who have indicated a desire to deed the property
for the purpose of creating the gathering space (see artist’s concept page 14).
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V. Funding
Funding for the proposed streetscape improvements will come primarily from general funds.
Some monies could be sourced from CDBG funding. At this time, however, there does not
appear to be funding available for construction of all desired improvements listed below.
The Planning and Development Department has received funding to acquire derelict
residential properties for the purpose of demolition and redevelopment. The target of the initial
effort focuses on properties on E. Burdeshaw Street between N. College Street and N.
Appletree Street.

PHASE I – DESIRED IMPROVEMENTS
NEAR NORTH NEIGHBORHOOD PLAN STREETSCAPE IMPROVEMENT
PROJECT COST ESTIMATE
ITEM#
A
B
C
D
E
F
G
H
I
J
K

DESCRIPTION
Curb & Gutter Removal & Replacement
Sidewalk Removal & Replacement with Brick Edge
Lighting- Decorative Street Light Posts and Heads
Water & Sewer Upgrade
Signage- Decorative Street & Traffic Posts
Signage-Other
Planters- Decorative Urns
Trees- Ornamental Shrubs -Plant Materials
Other-Plaza Base- Benches
Street Removal & Replacement
Underground Utilities – Primary & Secondary
Contingency

80,000
152,500
151,398
*270,000
5,000
10,000
11,000
22,500
30,000
579,240
53,250

TOTAL
ITEM#
D
K

COST EST

$1,464,888

NOTES / DESCRIPTIONS
*Cost shown for sewer only. Water cost covered by Red Water Funding
** Does not include easement acquisitions for equipment boxes

Page 9 of 15

Until such time that adequate funding is available for the completion of all desired
improvements, it is recommended that the following elements be incorporated immediately.
•
•
•
•
•

Clean and repair sidewalks and curbing where necessary.
Construct and furnish the gathering space at the corner of E. Burdeshaw Street and
College Street.
Install decorative lighting.
Remove weeds and other undesirable vegetation within the right-of-way.
Refresh city owned property along College Street.
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Appendix

Illustration 1 - Street Edges Requiring Improvement

Page 12

Illustration 2 - Existing Conditions Photos
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Illustration 3 – Desired Outcome Photos
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Conceptual Illustrations
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Street Edges Requiring Improvement

Illustration 1
Existing Conditions
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Illustration 2

Desired Outcomes
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Illustration 3
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