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WHAT IS FRAMEWORK?  
Framework is a process launched in 2018 to define a long-term 
vision for Tuscaloosa and set the direction for the city’s growth and 
development in the coming decades. The process included both 
the creation of the Framework Comprehensive Plan and a rewrite 
of the city's zoning and land development regulations. This Plan 
serves as a guide for decision makers and the community for 
future development and many aspects of our city's quality of life. 
It is both comprehensive—taking a long-term view of a broad 
range of topics—and strategic—serving as an action Plan to 
move the community forward. 

What is a comprehensive Plan?
A comprehensive Plan is the broadest public policy document for the city 
and sets forth the long-range vision for physical development, housing, 
economic development, transportation, community facilities and related 
topics. This Plan is a tool to address community needs, prepare for change 
and protect what we treasure. It serves as both a business Plan and 
guidebook for decision-makers. The Comprehensive Plan also serves as 
a marketing tool for the city to clearly convey the community's values 
and priorities. 

To achieve the Plan's goals, the Plan includes specific actions 
(policies, projects and programs) and identifies timing and 
responsibilities for undertaking those actions. It also contains map-
based recommendations that indicate the city’s intent for where 
and how it will use land resources and design infrastructure 
improvements.

The Plan serves as the foundation for the city’s budgeting 
process, zoning ordinance, land development regulations, 
and other ordinances. It is implemented over time through 
many distinct decisions including annual budgeting, 
departmental work programs, rezoning, and subdivision 
of land. 
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THE NEED FOR A NEW PLAN
To be effective, a plan must be periodically updated to account for current 
conditions, data and new technologies. Tuscaloosa’s previous land use 
Plan was drafted in 2009. Since that time the community has experienced 
many changes, including a global recession, the 2011 tornado and significant 
population growth. Other recent Plans have been focused on specific topics 
or geographies. The Framework Comprehensive Plan is an opportunity to 
consider policies over a broad range of topics for the entire city in light of 
current needs, opportunities, and best practices. 

CHALLENGES TO OVERCOME
• Development interest versus community needs. Recent growth has largely served the student 

rental market and the high end of the housing market. Though growth at the University of Alabama 
may be stabilizing, there is likely to be ongoing development interest for new student housing and 
game-day housing, which impacts the community's character. 

• Shifting national economic and demographic context. Global economic trends and rapidly 
evolving technologies are changing vital industries such as retail and manufacturing and reshaping 
how cities grow. At the same time, community needs are changing with demographics shifts 
indicating slower growth in family households and a larger population of seniors in coming years. 

• Community desires. There are strong community desires for strengthening existing 
neighborhoods, creating more attractive development, being good stewards of natural resources, 
having access to unique recreational opportunities, and improving transportation choices including 
transit, biking, and walking. 

• Limited housing choices and affordability. There is a need for more housing options that are 
affordable and meet the lifestyle needs the needs of moderate income households, families, young 
adults, empty nesters, and seniors. Meeting these housing needs take a multifaceted approach that 
includes support for maintaining older housing stock, encouraging infill development of new housing 
types, and new neighborhood development.   

• Underutilized land and neighborhood disinvestment. There is a need to stimulate revitalization, 
infill, and redevelopment in many areas that have struggled with long-term disinvestment, have not 
recovered from the 2011 tornado, or are underutilized.   

• Aging infrastructure increasing cost of growth. There are infrastructure challenges with limited 
capacity in some areas while other areas need ongoing repair, replacement, and upgrades to aging 
infrastructure. The city must consider the increasing long-term cost of infrastructure in where and 
how it grows.

• Funding. State and Federal policies have tended to shift costs to cities. Tuscaloosa is fortunate to 
be well-managed and fiscally healthy, but the city must continue to make smart investments to 
maximize its resources.  
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ASSETS TO BUILD UPON
• Important institutions. While home to the state's flagship institution, the University of Alabama, 

the city also has other significant educational institutions such as Stillman College and Shelton State 
Community College that provide valuable community services, improve the quality of the workforce, 
and can serve as strategic partners. 

• Experience amenities. The city has a strong base to build experience opportunities with assets 
including the Black Warrior River and the River Walk, the Amphitheater, the three lakes, and growing 
support for arts and cultural organizations.

• Strong neighborhoods. There are many established traditional neighborhoods with strong 
organizations and sense of pride. These core neighborhoods contain desirable features such as 
walkable blocks and integrated community amenities, that could be models for the design of future 
neighborhoods.

• Revitalizing downtown. Like many traditional neighborhoods, downtown offers a unique physical 
environment that cannot be recreated. There is growing interest in downtown investment to create 
a more vibrant core that is better connected to the University area, surrounding neighborhoods, and 
the riverfront.

• Location and scale. The city serves as the primary urban center of the west Alabama region yet is 
close to the state's largest city, Birmingham. Its smaller urban scale offers an appealing alternative 
to larger cities. 

• Development opportunities. There are several significant opportunity sites for redevelopment 
that could create places with new development types, amenities, and experiences. 

• A shift in Planning. Comprehensive planning is stated as one of the city administration's core 
values. Framework represents a significant effort to pursue a more coordinated and holistic 
approach to long-term growth Planning. 

Relation to zoning

The Framework process is also 
unique in that it will involve 
a complete rewrite of the 
city's zoning code following 
the Comprehensive Plan's 
adoption. 

The zoning code is the adopted 
law of a city that:

• Regulates the allowed 
uses and building size and 
location in various locations;

• Defines the development 
review process and 
standards for parking, 
signage, building design, and 
resource protection; and

• Is essential to implement the 
Comprehensive Plan

WHAT IS DIFFERENT ABOUT THIS PLAN?
The Framework Plan replaces the policy direction of past land use Plans. 
Other previous Plans and studies that contain useful context or detailed 
recommendations are specifically referenced within this Plan. Beyond serving 
as an update, this Plan is unique for Tuscaloosa in that it: 

• Addresses a broad range of topics, including physical development, housing, 
transportation, community amenities and facilities and related topics.

• Addresses both citywide needs and those in specific areas 

• Is strategic with many achievable specific actions in addition to long-term 
goals

• Is implementable with a structure for monitoring progress and integrating 
into other city processes and ordinances
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THE PLANNING PROCESS

Steering Committee
A 30-member steering committee 
was appointed by the city to serve as 
community advocates for the Plan 
and to provide guidance and direction 
regarding the process and substance. 
The committee officially represented 
citizens in the planning process and 
provided direction and feedback to the 
planning team. The committee held 
eleven official meetings. Additionally, 
two subcommittees provided more in-
depth input into housing and the lakes. 

The Planning process was both intuitive and informed, shaped by input 
from the community and quantitative research. A diverse 30-member 
citizen steering committee was appointed to help with the process 
and substance of the Plan. The comprehensive Plan process lasted 
approximately 16 months and included stakeholder and community input. 
Following completion of the comprehensive Plan, the Framework process 
will transition to updating the zoning code. 

Research and Analysis
The technical analysis effort involved 
an analysis of existing conditions 
related to housing and neighborhoods, 
land use and development trends, 
water and wastewater infrastructure, 
transportation conditions, community 
facilities and services, and economic 
opportunities. It also involved a review 
of the city’s existing Plans and studies. 
Several studies underway concurrent 
with the Framework process were 
also integrated including the West 
Tuscaloosa Community Inventory, 
Airport Master Plan, and Riverwalk 
Master Plan Update.
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Stakeholder Input
In addition to input from the general public, 
targeted meetings and interviews were conducted 
with stakeholders to better understand their 
needs, hopes and concerns. The stakeholder 
groups included neighborhood groups, elected 
officials, developers, the universities, students, 
city and county Planning officials, school district 
and business representatives in key sectors 
including technology/entrepreneurial, real estate, 
manufacturing, logistics and health care among 
others.

Forum on the Future
Framework's Forum on The Future was hosted 
on November 27, 2018 at the Tuscaloosa River 
Market. The Forum was the first community 
input event to help set the direction for the 
Comprehensive Plan. The Forum was widely 
promoted and open to anyone who cares 
about the future of Tuscaloosa. Approximately 
325 people attended the event, generating 
thousands of comments and ideas for the future 
of the city. Participants and others who missed 
the event were also able to provide feedback 
after the meeting through the project website.

Open House
On November 6, 2019 the draft plan was 
presented to the community at an open house. 
Approximately 430 people attended over 
the course of the day-long event. Attendees 
viewed the display boards containing the 
specific actions in the plan and the draft Future 
Land Use and Character Map. Participants 
indicated recommendations they felt were 
most important, shared comments of concern 
or support using comment cards; and provided 
feedback on the future land use map using 
internet-enabled interactive tablets or a paper 
map. 

Feedback was collected through the Framework 
website for a month following the open house. 
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Growing
Well-managed land and infrastructure that includes revitalization, 
strategic growth, and stewardship of the natural environment, 
creates an appealing community character, and promotes the city’s 
long-term financial health.

PLAN STRUCTURE
The Plan is organized into six broad theme chapters, which 
reflect the inter-relatedness of issues. Each chapter is 
supported by a goal and several objectives that serve to 
organize 111 specific actions.

Goals

Intended outcomes 
expressed in simple 
terms for the Plan's 
six theme chapters.

Objectives

Subthemes within 
the goal that serve 
to organize actions.

Actions 

A project, policy, or 
program. 

Concentration Areas

Tuscaloosa's previous 
land use Planning 
included a series of 
district-specific Plans 
adopted at different 
times that built upon 
the direction of the 
citywide land use 
Plan. This plan's 
concentration areas 
consolidate and 
update previous Plans 
and provide greater 
detail on the intent 
and opportunities 
at specific locations 
throughout the city. 

Objectives 

1. Modernize the city's development regulations

2. Encourage infill development and redevelopment in strategic locations

3. Proactively invest in infrastructure to support growth (including infill, 
redevelopment, and outward growth)

4. Exhibit strong stewardship of natural resources

5. Improve the appearance of public and private property throughout the city 
(particularly gateways)

6. Manage growth in the Downtown / University Area

7. Facilitate development in West Tuscaloosa

8. Manage growth in North Tuscaloosa and the Lakes Area

9. Facilitate growth in the East Tuscaloosa Area

10. Facilitate growth in the Highway 69-South Area

 
Living
Vibrant neighborhoods with distinct identities that offer a wide 
variety of attractive living options for a diverse population.

Objectives

1. Protect existing neighborhood character and support appropriate new 
development

2. Stabilize and revitalize neighborhoods

3. Promote housing diversity and affordability

4. Address the needs of lower income households

5. Create neighborhoods that serve community needs
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Connecting
Safe and smart transportation options that serve people of all ages 
and abilities, with strong connectivity and attractive options for 
public transportation, biking, and walking.
Objectives

1. Create streets that balance mobility, accessibility, land use, and desired 
development character

2. Encourage and support efforts to increase bicycle and pedestrian 
connectivity

3. Expand and improve transit services and options

4. Improve downtown mobility and parking

5. Support initiatives and efforts that improve connectivity with the region

Experiencing
Superior community amenities, including a wide range of parks and 
recreational facilities, city services, and well-supported arts and 
cultural events and venues.
Objectives

1. Expand and enhance the community's parks and recreational facilities

2. Strengthen cultural and experience venues in the city

3. Maintain a high standard for city services

4. Proactively address long-term needs and opportunities within city-owned 
facilities

Competing
A strong and resilient economy with diverse opportunities to find 
or create a job in a place that is appealing to the lifestyle needs 
and desires of a talented workforce and is attractive as a visitor 
destination.
Objectives

1. Support new and emerging industries and businesses

2. Offer locations and spaces for a range of business types

3. Strengthen the talent pipeline 

4. Develop the tourism sector with more year-round opportunities

Achieving
A strong Planning culture and a commitment to action with leaders 
who embrace continued public engagement and collaboration 
among other government entities, institutions, and the business 
community.

Achieving

The Plan's final chapter 
contains actions related to 
implementing, monitoring 
and updating the Plan, and  
summarizes all the actions 
into a concise table.
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The Future Land Use and Character Map expresses the city’s intent for 
how it should use its land resources in the future. For the entire city and 
its Planning jurisdiction, this map identifies a preferred future character 
type. Each type describes the general pattern, character, and land uses 
that are appropriate in the future. The map is a tool to guide future zoning 
decisions and helps direct the city's long-term infrastructure Planning.

FUTURE LAND USE AND CHARACTER

Plan (Future Land Use)

• Describes intended future land use and 
development characteristics 

• Defines land uses and development 
characteristics generally (a policy guide)

• Applies within the city’s Planning 
jurisdiction (beyond current city limits)

• Future Land Use map is not parcel 
specific

• Not legally binding, but zoning changes 
should be “in accordance with” the Plan

Zoning Ordinance

• Defines land uses and development 
characteristics allowed on a piece of land today 

• More specific and detailed than the Plan 

• Applies within current city limits 

• Zoning map is parcel specific 

• Legal document: departure from zoning 
requires either a rezoning (legislative process) 
or a variance (a quasi-judicial process)

Relationship to zoning
The Future Land Use map depicts the general pattern, character, and uses 
appropriate in the future. This land use vision is implemented over time through 
many distinct public and private decisions. 

The Zoning Map and the Zoning Ordinance are legal documents that define 
the land uses and the development attributes allowed on a specific property 
within the city today. The Zoning Ordinance regulates land use, including types 
of structures that may be built, how they are to be built, where they are to be 
built and how they may be used. Each property in the city is assigned to a zoning 
district. 

Rezoning decisions are evaluated with respect to how they conform to the 
Comprehensive Plan's Future Land Use Map. There may be more than one 
appropriate zoning category for a particular future land use category. For 
example, there is one "industrial" future land use category, but there may be two 
or three industrial zoning districts to account for various intensities, activities, and 
contexts. Effectively implementing this land use vision will require updating the 
city's Zoning Ordinance and its Zoning Map to reflect the desired outcomes. 

The table below distinguishes between the role of the Comprehensive Plan's 
Future Land Use and Character Map and the Zoning Ordinance.

Future land use on the 
city's edge

Properties outside of 
the city but within the 
Tuscaloosa Planning 
jurisdiction (PJ) are 
assigned a Future 
Land Use Classification 
although those 
properties are not 
subject to city zoning. 
In the case where a 
property owner in the PJ 
wishes to annex into the 
city (which is required 
to obtain sewer service 
or attend city schools) 
the Future Land Use and 
Character Map provides 
guidance to determine 
the most appropriate 
zoning classification for 
the property.
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City of Tuscaloosa, Esri, HERE, Garmin, SafeGraph, METI/NASA, USGS, EPA, NPS, USDA

m

DRAFT
Future Land Use  
and Character
(entire Planning Jurisdiction)

Downtown Core

Downtown Edge

Downtown Historic Edge

Campus Services

Riverfront Development

Corridor Commercial

Limited Commercial 

University Residential

Multi-family Residential

Traditional Neighborhood, Core

Traditional Neighborhood, Edge

Suburban Residential

Lakeside Living

Flex Employment Center 

Industrial

University Campus

Civic / Institutional

Rural Edge / Conservation Dev.

Parks and Open Space

Environmentally Sensitive Dev. 

City Limits

Planning Jurisdiction

Rice Mine
Rice Mine

15th15th

25th
25th

UniversityUniversity

M
LK

M
LK
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HOW TO USE THE PLAN
The Plan is intended to be used on a daily basis as public and private 
decisions are made concerning development, redevelopment, capital 
improvements, economic incentives and other matters affecting 
Tuscaloosa. The following is a summary of how decisions and processes 
should align with the goals and actions of the Plan.

Annual Work Programs and Budgets 
Individual departments, administrators, boards 
and commissions should be cognizant of the 
recommendations of the Plan when preparing 
annual work programs and budgets. 

Development Approvals 
Administrative and legislative approvals of 
development proposals, including rezoning and 
subdivision plats, should be a central means of 
implementing the Plan. Decisions by the Planning 
Commission and City Council should reference 
relevant Comprehensive Plan recommendations 
and policies. The zoning code and subdivision 
regulations should be updated in response to 
regulatory strategies presented in the Plan.

Capital Improvement Plan  
The City should prepare a formal capital 
improvement plan (CIP) that is consistent with the 
Plan’s recommendations.

Economic Incentives 
Economic incentives should be reviewed to 
ensure consistency with the recommendations of 
the Plan.

Private Development Decisions 
Property owners and developers should consider 
the goals and strategies of the Plan in their 
land Planning and investment decisions. Public 
decision-makers will be using the Plan as a guide 
in their development deliberations such as zoning 
matters and infrastructure requests. Property 
owners and developers should be cognizant of 
and compliment the Plan’s recommendations.

Consistent Interpretation 
City Council should collaborate with the Planning 
Commission to ensure clear and consistent 
interpretation of major items in the Plan.

Monitoring
The Plan should be monitored 
on a regular basis for 
implementation effectiveness 
and relevancy. A formal review 
of Plan's accomplishments and 
relevancy should occur within 
five-year intervals. 

Updating
A major update of the Plan should be scheduled by Council 
following a formal recommendation from the Planning Commission. 
The update should be considered at least every ten years. Key 
milestones may necessitate an update sooner than a ten-year cycle. 
Such milestones should be considered on a case-by-case basis. 
There may be circumstances that warrant formal amendment of 
the Plan. Amendments to the Plan should be made only with careful 
consideration and compelling justification. 

Collaborating
Many actions in the Plan will require the 
coordinated efforts of individuals and 
organizations representing the public, private, 
and civic sectors of the community. An active 
citizenry will help to ensure actions are 
included and pursued as part of the public 
agenda.

12



ACKNOWLEDGMENTS
The city would like to thank the following individuals for their commitment and dedication in assisting 
with the Framework Comprehensive Plan initiative. Sharing your knowledge, thoughts and ideas 
rendered an invaluable service to your community. Additionally, the city would like to thank the many 
other community members who participated in Framework or simply expressed their support and 
enthusiasm for the effort. 

Special Thanks 
Citizens of Tuscaloosa 

Planning Commission
Bill Wright, Chairman
Tim Harrison, Vice-Chairman
Alvin Brewer
Vince Dooley
Anne Hornsby
Philip Maxwell
Phyllis Wade Odom, Councilor
Dena Prince
Steven Rumsey

Stakeholder Organizations
The Arts & Humanities Council of Tuscaloosa 
Chamber of Commerce of West Alabama 
Homebuilders Association of Tuscaloosa
Minority Business Council
Original City Association
Shelton State Community College
Stillman College
Tuscaloosa County Parks and Recreation Authority (PARA)
Tuscaloosa County Industrial Development Authority
Tuscaloosa Housing Authority
Tuscaloosa Neighbors Together
Tuscaloosa Tourism and Sports Commission
University of Alabama 
Young Tuscaloosa

Office of Urban Development Comprehensive Planning Team 
Brendan Moore, Executive Director
Ashley Crites, Director of Planning
Will Smith, Associate Director of Planning
Zach Ponds, Senior Planner
Audrey Buck, Deputy Executive Director 
Katy Beth Jackson, Manager of Finance and Special Projects
Dakota Whitten, Special Projects Coordinator
Jayla Blanke, GIS Analyst

Other City Contributors
Infrastructure and Public Services
Office of the City Attorney
Office of Federal Programs
City Communications team
Tuscaloosa River Market Staff

Elected Officials
Mayor Walt Maddox
Council President Cynthia Lee Almond, District 3
Councilor Phyllis Wade Odom, District 1
Councilor Raevan Howard, District 2
Councilor Lee Busby, District 4
Councilor Kip Tyner, District 5
Councilor Edwin “Eddie” Pugh, District 6
Councilor Sonya McKinstry, District 7

Consultants
Planning NEXT
Clarion Associates
Ninigret Partners
Kimley Horn
TTL
Goodwyn Mills Cawood

Steering Committee
Blake Madison – Co-Chair
Nicole Prewitt – Co-Chair
Lydia Avant
William Blakeney
Nelson Brooke
Tom Chambers
Michele Coley
Brock Corder
Daphne Curtis
Serena Fortenberry
Willie Gordon
Erica Grant
Chris Hall
Tim Harrison
Tim Leopard
LaShonda Lockett
Clint Mountain
Robert Reynolds
Gerald Ross
Steven Rumsey
Susie Smith
Cindy Stephenson
Craig Williams
Bill Wright

13



For questions regarding this Plan, 
contact:
Office of Urban Development 
(205) 248-5100
Ashley Crites, Director of Planning


