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Comprehensive plans have been used for decades to aid 
decision-makers in the process of building and maintaining 
cities. Madison on Track 2045 will help the City plan 
strategically for both short and long-term growth scenarios 
so that decisions can be based on sound information, core 
values, and agreed-upon goals, strategies, and priorities. 
This organized and steady approach, enabled by Alabama 
statute, will help Madison keep perspective as the City looks 
toward 2045. The first step toward plan development is 
understanding existing conditions in Madison today.
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AN INTRODUCTION 

Madison’s future begins with a healthy understanding of the city’s present 
day and how existing conditions, recent trends, and past decisions influence 
the current landscape as well as what is to come. While each of these factors 
readily influence Madison’s future, the Madison community has agency over 
what happens next. The goal of this profile is to provide a baseline report of 
conditions today in order to set the stage for constructive decision-making 
through the composition and adoption of the Madison on Track 2045 
comprehensive plan.

The community profile contains data and background information assembled 
through various sources including the U.S. Census Bureau, Alabama Economic 
Development Institute, ESRI Business Analyst, and private firms (Colliers 
International, CBRE, JLL, and Tischler Bise), as well as independent research 
and data collection, proprietary computer modeling, and first-hand accounts 
provided by key stakeholders in February of 2022. Wherever possible, sources 
are cited for clarity; however, the narrative intentionally synthesizes inputs 
to produce a snapshot of Madison as it presently exists, informed by both 
qualitative and quantitative research and historic trends. Considering facts, 
figures, and trend lines alongside personal accounts and public perception is 
imperative in telling Madison’s full story and preparing for future growth and 
change.

This document has been structured to be a core component of the overall 
comprehensive plan, which is expected to be finalized in late fall/early 
winter of 2022. It has been organized in a manner that takes the reader from 
historic context to existing conditions, setting the stage for public discourse on 
potential scenarios Madison needs to consider in planning for 20 years into 
the future. These scenarios and preferences will be investigated through public 
engagement activities leading up to and part of Community Planning Week in 
the summer of 2022.

“Your present circumstances don’t 
determine where you can go; they 
merely determine where you start.”    
– Nido R. Qubein
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	 A discussion of Madison’s roots and historic context, including the city’s relationship to 
Madison and Limestone Counties, the city of Huntsville, the city of Athens, and the region as 
a whole.

	 Analysis of past plans and planning efforts and their role and influence in the Madison on 
Track 2045 process.

	 A reporting and analysis of past, current, and future demographic trends in Madison as well 
as compared to surrounding cities and counties and the region as a whole.

	 An evaluation of Madison’s current market position with respect to its economic targets, to 
help develop an understanding of the city’s current economic base and provide guidance on 
future land use and development needs.

	 Summary data and discussion related to the natural environment, public utility infrastructure, 
service delivery, schools, parks, and open space.

	 Summary data and discussion of the existing transportation network serving Madison, includ-
ing current road counts, multi-modal infrastructure present, and greenway connectivity.

	 Summary data and discussion of development patterns and community character represen-
tative of Madison.

	 An assessment of existing land use and future development implications based on current 
zoning and development practices. (pending)

	 Identification and discussion of key growth opportunities for consideration as the planning 
process moves forward. (pending)

	 Identification and discussion of constraints to growth that must be considered when looking 
at future land uses, development practices, implementing regulation, and growth scenarios. 
(pending)

	 Key development areas and their role in catalyzing economic growth and mobility in the city 
and the region. (pending)

Combined, these elements provide the foundation from which the plan will take shape. The third 
section, Madison’s Future,  and associated elements will be completed following inputs gleaned 
during Community Planning Week. The community’s vision, derived from intensive interactions 
over the course of this planning process, will be the driver in charting Madison’s next steps and 
the course of the city for years to come.

Elements of the profile are organized in three sections – Madison’s Past, 
Madison’s Present, and Madison’s Future, and include the following elements:

Madison’s Past Madison’s Present Madison’s Future
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MADISON’S PAST

Founded in 1856 as a railroad-based textile town, the 
city of Madison today is a rapidly growing municipality 
located in the center of one of the nation’s largest high-
tech research economies. John Cartwright received 
a federal land grant for property in the Mississippi 
Territory that would later be called Madison Station. 
The Memphis and Charleston Railroad Company 
laid tracks through the area in 1856, and a depot 
was constructed in what is now Downtown Madisoni.   
By this time, Madison County had become a center 
of cotton production, consistently harvesting one 
thousand pounds of cotton per acre. In 2017, cotton 
was still produced on more than thirty thousand acres 
in Madison Countyii.
 
Despite boom times in the early 1800s, the economy 
of the city and the South stalled during the Civil War. 
The railroad track, which helped create a community 
core and provided opportunities for new residents, also 
offered a direct route for Confederate supplies to be 
shipped to Georgia. As a result, the railway was seized 
by the Union Army in 1864 in an action that came to be 
known as “The Affair at Madison Station.”iii

 

i. https://www.madisonal.gov/247/History-of-Madison
ii. https://www.madisoncountyal.gov/government/about-your-

county/history#ad-image-0
iii. https://www.madisonal.gov/247/History-of-Madison

Madison remained a small town until changes in the 
county began during World War II. In 1941 the U.S. 
Congress approved money to create a chemical war 
plant called Huntsville Arsenal. Later that year, land 
adjacent to the Arsenal was purchased to house the 
Redstone Ordnance Plant. By 1943, the site had grown 
and was redesignated Redstone Arsenaliv.  Today, the 
Arsenal contains 38,000 acres and is the home of the 
Army’s Materiel Command, the Army’s Aviation and 
Missile Command, the Defense Department’s Missile 
Defense Agency, NASA’s Marshall Space Flight 
Centerv, and nearly sixty other federal organizations 
and contractor operations. The Arsenal employs 
37,000 peoplevi.   The main gate of the Arsenal is less 
than a mile from Madison’s corporate limits.

In 1962 another significant growth and employment 
factor for Madison was the creation of Cummings 
Research Parkvii. Wholly located in Huntsville today, 
the park abuts Madison to the east. It contains 300 
companies engaged in various activities, including 
aerospace-related research and technology, 
biotechnology, and a community college and state 
university. More than 26,000 people work in the park, 

iv. The United States Army | Redstone Arsenal Historical Information
v. Redstone Arsenal | Military Base Guide
vi. Team Redstone - Huntsville/Madison County Chamber (hsvchamber.

org)
vii. https://cummingsresearchpark.com/about/#:~:text=After%20

the%20death%20of%20Milton,known%20today%20as%20
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Major Growth Factors for Madison

	L The	Memphis	and	Charleston	Railroad	
Company	laid	tracks	through	the	area	in	
1856.

	L In	1941	the	U.S.	Congress	approved	
money	to	create	a	chemical	war	plant	
called	Huntsville	Arsenal	that	later	
became	Redstone	Arsenal	and	which	
now	employs	nearly	37,000	people.	

	L In	1962,	Cummings	Research	Park	was	
created	just	to	the	east	of	Madison	and	
employs	nearly	26,000	people	today,	
many	of	whom	moved	to	Madison.	

	L In	1998	Madison	City	Schools	were	
created.	The	performance	and	
reputation	of	Madison	City	Schools	
coupled	with	the	high	quality	of	life	
enjoyed	by	city	residents	has	fueled	
Madison’s	growth.

	L Other	growth	factors	affecting	Madison	
include	industrial	and	commercial	
development	in	the	city	of	Huntsville	
adjacent	or	close	to	Madison.

MADISON’S PAST

many of whom have chosen Madison as their home. Of 
course, Madison also has industry and jobs that attract 
residents. Still, the growth of Redstone Arsenal and 
Cummings Research Park has been a primary factor in 
its rapidly growing residential sector. 

The other significant factor fueling growth is the high 
quality of life enjoyed by city residents and, most 
notably, the performance and reputation of Madison 
City Schools. The City established its school system in 
1998 by separating from Madison County Schools. 
The system serves the city of Madison as well as 
nearby Triana. Madison’s highly educated high-tech 
environment led city residents to overwhelmingly 
support a city system that could take childhood 
education to a higher level. As a result, today and 
for many years since 1998, Madison City Schools 
frequently rank as some of the best schools in Alabama 
and compete successfully on the national levelviii.  

viii. https://www.madisoncity.k12.al.us/domain/125#:~:text=The%20
Madison%20City%20Schools%20system,education%20to%20
a%20higher%20level

Other growth factors affecting Madison include 
industrial and commercial development in the city of 
Huntsville adjacent or close to Madison. These areas 
include the rapidly growing Southwest Subarea 
identified in Huntsville’s Big Picture plan. This subarea 
wraps around Madison from Cummings Research Park 
to the east to the airport area to the south to industrial 
growth and planned residential and commercial 
locations to the west. A small sliver of this subarea 
also runs down U.S. 72, encompassing commercial 
development and lands targeted for new commercial 
and medium and high-density residential development.

1962, 
Cummings 

Research Park 
was created. 

The city 
established its 
school system 

in 1998.

By 1943, the site 
had grown and 

was redesignated 
Redstone Arsenal.
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Aerial View Of Madison - 1970

Aerial View Of Madison - 1999

Aerial View Of Madison - 2010

In addition to population, Madison has grown 
substantially in size and complexity. A surge in 
Huntsville’s growth to the west along I-565 in the 
1990s and 2000s resulted in many annexations 
into Madison. A result of this fast-paced expansion 
today is a complex city that spans two counties 
and is served by many different public service 
providers. Another result and important planning 
consideration is that Huntsville completely 
encircles Madison, providing Madison with 
limited opportunities for future boundary growth. 
Although the two cities spent much of the first 
decade of the 21st century at odds with one 
another due mainly to the annexations, today, the 
cities work cooperatively on many issues, including 
regional planning initiatives. Madison’s Growth 
Policy, adopted in 2018, establishes parameters 
by which the City will consider future annexation 
(see inset on the following page), enabling a more 
strategic approach to future growth.

Maps from Madison’s Growth Plan

In addition to population, 
Madison has grown 
substantially in size 
and complexity.



Many unincorporated pockets of land entirely or mostly surrounded by the city of Madison meet these criteria. 
In addition, other unincorporated lands intended for commercial or industrial use, regardless of size, are also 
potentially annexable into the city based on the public process outlined in state law and City policy.

9

Development in progress in Madison

As adopted within the Growth Policy, the City supports and will 
consider new residential land for annexation when:

	L the property is approximately three acres or less in size, 

 OR
	L the property is part of a strategic annexation, which is defined as an annexation that results in 
a meaningful increase in commercial land inventory, preserves the City’s ability to annex other 

potential commercial land, or includes property that will be offered and suitable for public facilities 
such as schools, critical infrastructure, fire stations, etc.



10MADISON’S PAST

43 

Madison is consistently ranked 
among the nation’s best places to  

live. In 2021 and 2022, Niche 
ranked the city the #1 zip code 
in the state, and in 2021 Money 
Magazine ranked it twelfth in 
the nationix.   This ranking is a 

testament to the City’s commitment 
to quality of life as reflected in its 

evolution and expansion of City 
plans and policies since 2000. City-

adopted plans and policies include:

	L 2001 Comprehensive Plan (with updates through 2006)

	L 2008 Future Land Use Map

	L 2010 Madison Station Historic District Design Review Guidelines

	L 2011 Madison Growth Plan (completed in lieu of a comprehensive 
plan update; includes a twelve year implementation horizon)

	L 2014 Parks and Recreation Master Plan

	L 2016 West Side Master Plan

	L 2018 Growth Policy

	L 2021 Storm Water Management Program Plan

	L 2040 Transportation Master Plan (adopted in 2018)

In addition, the region has engaged in robust planning efforts that 
directly or indirectly impact Madison. Such plans include:

	L 2013 Huntsville Limestone County Master Plan (see inset map)

	L 2019 Singing River Trail Master Plan

	L 2020 Huntsville Area MPO Bikeway Plan

	L 2045 Transportation Regionally Innovative Projects 2045, created 
by the MPO in 2020

	L The City of Huntsville’s Big Picture Comprehensive Master Plan and 
updates

	L Cummings Research Park Master Plan

ix. https://www.madisonal.gov/325/Economic-Development 

In 2021 and 
2022, Niche ranked 
the city the #1 zip 

code in the state, and in 
2021 Money Magazine 
ranked it twelfth in 

the nation.

   
  
  
      
 . 
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2013 Huntsville Limestone County Master Plan
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MADISON’S PRESENT—
THE ENVIRONMENT

NATURAL RESOURCES

Physiography and Soils
Alabama is one of the most geologically diverse states in the United States. This 
diversity results in many physiographic sections, districts, and subdistricts. The 
city of Madison is located in north Alabama in the Highland Rim physiographic 
section and specifically the Tennessee Valley physiographic districti.  The 
Highland Rim section is the smallest physiographic region in the state and is 
characterized by rolling topographyii. The landforms of this section result from 
the differences in the way rocks and sediment erode. The Tennessee Valley 
district makes up the largest portion of the Highland Rim. Elevation generally 
increases as one moves from the Tennessee River north to the Tennessee state 
lineiii. Within the city of Madison, elevations also generally increase from west 
to eastiv.
 
Madison has two large hills referred to locally as mountains. These are Rainbow 
Mountain and Betts Mountain. Rainbow Mountain is approximately 465 ft. 
above Madison’s Norfolk-Southern Railroad Benchmark “A” elevation of 675 
ft. (located near the historic downtown area). Betts Mountain is elevated only 
135 ft. above that same benchmark. The remainder of the city consists of gently 
rolling hills.v

i.  https://www.gsa.state.al.us/gsa/geologic/algeology 
ii. https://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/16/nrcs143_016411.pdf
iii. http://encyclopediaofalabama.org/article/h-1311
iv. From 2006 Comprehensive Plan
v.  From 2006 Comprehensive PlanHiking trails on 

Rainbow Mountain
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Physiographic Regions of Alabama

Madison



Soil Map—Limestone County, Alabama, and Madison County, Alabama

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

6/28/2022
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Madison has a wide variety of soils due to the wetlands, swamps, and topography that exists in and 
around the city.  Decatur soils make up 22% of the city, with the next highest soil type being Abernathy Emory at 
9.6%. Additional soil types present include Cookeville (6.8%), Baxter (5.4%), Dewey (5.1%), Guthrie (5%), and 
Cumberland (3.9%).vi Cumberland soils are well-drained and formed from old material deposited by rivers and 
streams and comprised of reddish-brown silty clay loams. Decatur soils are primarily the result of the breakdown of 
limestone and present as red lands that extend southward from the state line to the Tennessee River. Decatur soils 
are generally very deep and moderately permeablevii. These soils are suitable for agriculture and don’t present a 
significant problem for constructionviii.

vi. https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx
vii. https://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/16/nrcs143_016411.pdf
viii. https://www.nrcs.usda.gov/wvps/portal/nrcs/detail/soils/survey/office/ssr7/?cid=nrcs142p2_047868 

Soil map of Limestone and Madison Counties
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Creeks and Streams
The city of Madison is transected by 
many creeks and streams that drain 
ultimately to the Tennessee River. Five 
creeks are among these, including 
Bradford Creek, Mill Creek, and Indian 
Creek in the Madison County portion 
of the city and Limestone Creek and 
Beaverdam Creek in the Limestone 
County portion of the city. These creeks, 
and their accompanying floodplains, 
provide habitat, fisheries, and flood 
storage, and filter pollutants from runoff, helping to 
protect the Tennessee watershed, its shipping lanes, 
and its public water intakes. They also serve to recharge 
the groundwater that supplies a portion of Madison’s 
drinking water.ix

As part of its development review and approval 
process, the City of Madison requires developers to 
submit a site assessment. This assessment must delineate 
all creeks, floodplains, wetlands, buffers, and other 
natural features, and plans for new development must, 
to a certain degree, protect these featuresx. 

ix. Most of Madison’s drinking water comes from an intake in the 
Tennessee River, established in 2019

x. West Side Master Plan

Indian Creek in Madison County

Bradford Creek in Madison
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Stormwater
Stormwater is an issue in any urban area, and Madison is no exception. Madison is 
fortunate, though, because most drainage basins that impact the city originate within 
the corporate boundaries. This means that Madison does not have to deal with too 
much stormwater from other jurisdictions, just a few small areas in the southeast and 
north in Huntsville that may drain toward Madison adding negligible amounts to the 
overall system. 

Stormwater runoff that does not result in widespread flooding can still significantly 
impact nearby properties, public facilities, and natural systems. The first flush of 
stormwater can carry many pollutants picked up from the land and surfaces such as 
rooftops, streets, and parking lots. Stormwater from developed areas can also race 
towards streams, rivers, and lakes at speeds that cause erosion and channelization 
and can be so warm when it gets there that it changes the biology of the receiving 
waters. For these reasons, the Alabama Department of Environmental Management 
has developed stormwater guidelines to comply with the U.S. Environmental 
Protection Agency and the Clean Water Act for Alabama, including the city of 
Madison. 

In 1990, the City of Madison was included under 
Huntsville as an EPA (US Environmental Protection 
Agency) Phase 1 stormwater community, which 
meant that Madison was held responsible for 
meeting and enforcing every requirement of the 
Huntsville permit. In 2015, Madison became an 
Individual Phase II community, which also came with 
requirements. As an Individual Phase II community, 
Madison must meet six minimum measures 
aimed at reducing stormwater runoff and 
stormwater pollution: 

	L Stormwater collection systems operations

	L  Public education and public involvement 

	L  Illicit discharge detection and elimination 

	L  Construction site stormwater runoff control 

	L  Post-construction stormwater management 

	L  Pollution prevention and good housekeeping 
measures for municipal operations

As part of the City’s NPDES Permit requirements,  since 
2005 Madison has mapped and monitored all new 
municipal separate storm sewer system infrastructure 
(abbreviated as MS4s). MS4 is defined in the City’s 
MS4 permit as either a large, medium, or small municipal 
separate storm sewer system. A system may be operated 
by a single entity or it may be a group of systems within 
an area that are operated by multiple entities. It includes 
publicly owned concrete and metal storm drain, pipe, 
and ditch commonly found along right-of-way but 
occasionally running in easements between lots within 
a subdivision. Historically, these systems have been 
designed to capture and remove stormwater as quickly 
as possible with the endpoint emptying into a stream 
branch or creek. While the system usually works well 
for that purpose, it increases the amount of pollution 
entering waterways. It also causes streambank erosion 
and changes in water temperature that threaten habitat 
and wildlife. Streambank erosion also causes siltation in 
wetlands and larger waterways, impacting navigation, 
wildlife, and fisheries. Madison requires control and 
pollution prevention measures to address and minimize 
these issues. The City also requires developers to submit 
electronic as-built drawings that can be uploaded 
directly into the City’s mapping database, helping it 
stay abreast of new systems. The City maintains and 
updates its Stormwater Pollution Management Program 
Plan at least every five years to stay abreast of system-
wide changes and meet the requirements of the 
Alabama Department of Environmental Management 
(ADEM) National Pollutant Discharge Elimination 
System (NPDES) Permit. 
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One method of stormwater control, Low Impact 
Design, often abbreviated LID and also referred to 
as Low Impact Development, offers an alternative to 
conventional pipes and ditches. Instead of moving 
stormwater offsite as quickly as possible, it is a system 
designed to retain stormwater as close as possible 
to where it falls for as long as possible to allow the 
water to filter through soil and bedrock and replenish 
groundwater aquifers. LID also serves to remove many of 
the pollutants captured by the stormwater and to contain 
trash and debris where they can easily be removed. 
Two methods are bioretention areas and rain gardens, 
which are low areas planted with water-loving plants in 
areas downstream from runoff locations. LID also uses 
rain barrels, cisterns, and green roofs to capture and 
reuse stormwater. While some piping, direction, and 
channeling may be necessary to “feed” LID features, 
sheet flow—the method of allowing stormwater to run 
unchanneled across the land, is also a core feature of 
LID. However, a system of swales may be used in some 
cases to help direct the flow. In addition to improving 
water quality and habitat, LID reduces the number of 
publicly owned storm sewer systems, reducing costs 
associated with stormwater management.

Breaks in the curb (flumes) direct stormwater 
from streets into rain gardens. Rain gardens 
integrated into parking lots reduce site runoff. 
Source: US EPA

In	addition	to	improving	water	quality	
and	habitat,	Low Impact Development 
reduces	the	number	of	publicly	owned	
storm	sewer	systems,	reducing	costs	

associated	with	stormwater	management
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Slopes and  
Low Impact Development
Designing and Siting LID Practices on Slopes

FAQ
Are LID practices 
inappropriate  
for sloped areas?

Barrier Busted!
With proper analysis and design, LID 
practices can be used on slopes.

EPA’s LID Barrier Busters fact sheet series…
helping to overcome misperceptions that 
can block adoption of LID in your community

L
ID

 B
a
rr

ie
r 

B
u
st

er
s 

Fa
ct

 S
h
e
et

 S
er

ie
s Low impact development (LID) practices, also referred to as green 

infrastructure, include a variety of practices that are used to mimic or 
preserve natural drainage processes to manage stormwater. Most LID 
practices are designed to retain stormwater and infiltrate the water into the 
ground to reduce runoff, water pollution and downstream flooding. 

Ideally, slopes prone to destabilization due to clearing, grading and 
development should be protected. However, this does not always happen 
in practice. In instances where development occurs on slopes, LID 
practices can be used when the proper precautions are followed. Note that 
LID practices should not be a substitute for slope protection. 

Building LID practices on or near slopes presents a risk of soil erosion and 
landslides; risk increases when slopes are saturated with water. Because many LID 
practices encourage infiltration of water into the soil, planners must consider these 
risks when designing LID projects for areas dominated by hills and valleys. 

Despite these potential risks, LID practices can be used successfully on sloped 
landscapes where site conditions are favorable, the correct practice is selected and 
the design incorporates elements to prevent slope failure and blow-out of the LID 
practice. 

Design Features for Building LID on Slopes
Many LID practices can be implemented with design features such as vegetative 
plantings, diversion berms, structural walls, check dams and baffles. These features 
help slow down, retain and infiltrate water on slopes.

• Slopes can be stabilized by planting trees and other vegetation that hold soil in 
place and absorb water. 

• Diversion berms can be constructed across slopes to reduce runoff velocity and 
erosive flows and to promote infiltration and plant growth by retaining water in 
depressions.

• Terraces and weep gardens can be designed with structural walls on 
the downslope face that will discharge excess runoff when the system 
is saturated.

• Check dams can be incorporated on slopes to manage the flow 
volume, encourage retention and infiltration, and reduce erosion.

• Baffles can be constructed beneath permeable pavement to increase 
storage and promote infiltration.

PA
 D

EP

The rock check dams placed along 
this sloped, grassy swale help slow 
stormwater flow.

PA
 D

EP

Adding structural walls to this 
terraced treatment train allowed it 
to be built in a sloped area. 
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Permeable pavement designed for a slope includes 
baffles that encourage water infiltration.
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Map of Madison’s floodplains and wetlands

The EPA’s LID Barrier Buster Fact Sheet Series 

The EPA’s LID Barrier Buster Fact Sheet Series provides a 
wealth of information on terminology, aesthetics, cost, 
and techniques.

There are more than 140 stormwater detention ponds in 
the city today. On average, each new subdivision adds 
one, and in some cases two, new detention ponds to 
the inventory. Stormwater detention is one method of 
controlling the rate of runoff and reducing pollutants by 
allowing particulates to settle out and trash and debris 
to be filtered at the intake and outflow. It is not the only 
method, though. One example is wetlands. Wetlands 
are nature’s detention ponds, and, like artificial 
ponds, they serve a valuable role in treating runoff. 
The City of Madison currently requires the mapping 
and preservation of wetlands on development sites in 
cooperation with the U.S. Army Corps of Engineers.
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Floodplains
Many permanent creeks and streams that traverse 
the city have a floodway as well as a floodplain 
associated with the main channel and some of the 
branches. Regulated floodways are the channel of 
a river or other watercourse and the adjacent land 
areas that must be reserved to discharge the base 
flood without cumulatively increasing the water surface 
elevation more than one foot. Floodplains are any land 
area susceptible to being inundated by water from any 
source. The Federal Emergency Management Agency, 
FEMA, classifies floodplains into different categories 
based on flood potential: Special Flood Hazard Areas, 
Moderate Flood Hazard Areas, and Minimal Flood 
Hazard Areas. Areas lying within certain Special Flood 
Hazard Area zones are federally regulated and require 
flood insurancexi if property is purchased through a 
lending institution. The map of floodplains within the 
city indicate that most floodplain is associated with one 
of the three major creek systems:  Beaverdam Creek, 
Bradford Creek, and Indian Creek, and one of three 
main tributaries: Mill Creek, Oakland Spring Branch, 
and Moore Branch.. 

The City of Madison is working toward acceptance into 
the National Flood Insurance Program’s Community 
Rating System (CRS). This program recognizes 
communities with floodplain management programs 
that exceed minimum program requirements. Currently, 
250 residents pay as much as $250,000 per year 
combined for flood insurance. If Madison is accepted 
into the CRS Program, flood insurance rates within the 
city should decline. 

Flood Factor reports that 1,624 properties have a 
greater than 26 percent chance of being severely 
impacted by flooding over the next 30 years. This is 
a relatively minor risk for the city, considering there 
are 22,500 properties within the city. Still, the risk 
of flooding is increasing throughout the Southeast. 
Projections indicate that flood risk throughout the region 
will be significantly higher in 30 years than today.

xi. City of Madison GIS

Projected Flood Risk Increase in 30 Years

Flood Risk Increase Today
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Streambanksxii 
The banks of rivers and creeks serve as natural channels 
and provide critical habitat for water and shoreline 
wildlife. When development practices destabilize 
streambanks either through direct impact often caused 
by the removal of vegetation and ground cover as well 
as road crossings, or through increased stormwater 
flow, erosion becomes a severe problem, habitat is lost, 
and wildlife is diminished. 
 
Streams  serve many functions, from removing 
stormwater, recharging groundwater, and moving 
sediment and nutrients downstream to supporting 
instream and near-stream wildlife and plants, 
eliminating pollutants, moderating surface water 
temperatures, and serving as the source of drinking 
water for most of the world’s population. The following 
stream functions pyramid created by the Environmental 
Protection Agency provides more information and 
shows functions from the lowest level (1) to the highest 
(5). As indicated by the pyramid form, higher-level 
functions are supported by lower-level functions. 
Therefore, any disruption in one level affects all the 
levels above it. 

xii. West Side Master Plan

Rip rap is frequently used to armor destabilized banks, 
and while often effective, it does little to protect or 
enhance function and habitat. As a result, many 
communities, including highly urbanized cities, are 
embracing a return to a more natural streambank by 
using live staking and joint planting. This stabilization 
method involves planting live, vegetative cuttings, often 
with the assistance of some rip rap, willow wattles, 
straw rolls, or similar features. Live streambanks anchor 
the soil, filter, and slow stormwater, shade the water, 
and provide water and shoreline wildlife habitat. They 
are also considered much more attractive than rip rap 
alone. 

Another way to protect streambanks is to require 
buffers. The City of Madison currently requires 
minimum buffers established on a case-by-case basis 
by development. Consistent buffer application offers 
increased protections not only for streambanks but 
the entire hydrologic system, and can go a long way 
towards protecting habitat, water quality, and personal 
property.

Allowing vegetation to grow at least 15 feet from the water’s edge helps stabilize streambanks. 



Source: US EPA, Stream Mechanics:  A Function-Based Framework for Stream Assessment & 
Restoration Projects, EPA 843-K-12-006, May 2012
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Stream functions 

Bradford Creek - natural streambank
Source: Land Trust of North Alabama
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Wetlandsxiii 
Along with the rivers and the forests, wetlands are a vital 
element of the natural ecosystem and provide valuable 
habitat for a variety of plants, animals, and migratory 
birds. However, until the 1970s, the destruction of 
wetlands, usually through fill, was not regulated. As a 
result, of the estimated eight million acres of wetlands 
believed to exist in Alabama prior to statehood, more 
than 50 percent have been destroyed by conversion to 
farmland, construction of roads, and development of 
wetland sites. 

xiii. West Side Master Plan

Wetlands are natural water filters that remove 
pollutants picked up on the land by stormwater before 
they are washed into rivers and lakes. Development 
adjacent to wetlands may be outside the jurisdiction 
of federal agencies and can have significant impacts. 
For this reason, many local governments now provide 
some protection through wetland buffer requirements 
in their land development regulations. Where known 
or suspected wetlands exist on a property, the City 
of Madison requires developers to work with the US 
Army Corps of Engineers to determine the extent of 
the wetland and the required protection or mitigation 
measures. At a minimum, all wetlands within Madison 
are typically protected by a buffer that guards against 
destabilization and habitat degradation. 

Beaverdam Swamp in Limestone county
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IV. EXISTING  CONDITIONS AND CURRENT DIRECTIONS

MADISON BOULEVARD

MADISON BOULEVARD

Existing Tree Canopy within the West Side
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Tree Coverxiv 
Many cities are now cataloging trees and establishing 
tree cover as a natural resource worth protecting. 
The Cooperative Extension reports that tree cover 
can reduce ambient temperatures by as much as ten 
degrees Fahrenheit and the difference between shaded 
and unshaded ground can be as much as 36 degrees. 
Trees also clean the air, trapping particulates and 
turning carbon monoxide into carbon dioxide. Trees 
mitigate the impact of stormwater by slowing rainfall 
through their canopies, absorbing water through their 
roots, and filtering stormwater through leaf litter and 
other organic material that collects around them. And 
trees in floodplains help slow and remove floodwater 
and trap floating debris that otherwise may collect 
at bridges and bends in the stream exacerbating 
flood damage. In short, tree cover can reduce costs 
associated with cooling, air pollution, stormwater, and 
flooding, making cities more livable. 

As cities grow, trees tend to disappear. But this doesn’t 
always have to be the case. Through a combination 
of City requirements and private efforts, Madison 
has maintained, and in some cases grown, a decent 
amount of tree canopy city-wide. Since 2019, the City 
has required cataloging healthy, mature trees as part of 
project agreements for subdivisions with substantial tree 
cover and 2:1 replacement of those trees approved for 
removal. However, there are few mature tree stands 
left untouched.  Where they do exist, these tend to be 
located within floodplains and select upland areas 
that have been protected from development through 
conservation, open space, or parkland dedication.

Whereas tree cover and understory may be associated 
with wildfires, Madison County and the city are at no 
significant risk of wildfire, either now or 30 years in the 
future according to a climate study conducted by the 
First Street Foundation, as reported in The Washington 
Post. According to this study, nearly one in six 
American’s live in areas where risk to public health and 
safety due to wildfire is high, and this statistic will have 
a direct impact on development patterns and potential 
into the future.

xiv. West Side Master Plan

Madison’s tree cover circa 2016.

Mature stand of trees in Madison.
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MADISON’S PRESENT— 
THE PEOPLE

Population
The city of Madison has experienced rapid growth over the past decade, as evidenced 
by recent Census data collected and supported anecdotally by market conditions 
discussed in the following sections of this profile. In 2020 population of the city of 
Madison per the recent Decennial Census was 56,933, a 32.6% increase from the 
2010 count. The city population growth during that time period was greater than that of 
Limestone County at 25.1% and much greater than Madison County (15.9%), the MSA 
(17.8%) and the state of Alabama at only 5.1%. 

An estimate of the 2022 population and projection of future growth was developed 
using the 2020 Census data as the base and applying that annual growth rate 
forward, which is generally consistent with state estimates for 2021. The population of 
Madison is estimated to be 60,238 in 2022 and projected to reach 69,365 by 2027 
– a projected increase of 15.2%. In keeping with population growth in the previous 
decade, city population growth will significantly outpace growth in both Limestone and 
Madison counties, the MSA, and the state of Alabama in the coming years.

Table 1.  Population Growth and Projections

Area
2010 
Census 2020 Census

% Growth 
2000-2020

2022 
Estimate

2027 
Projection

% Growth 
2022-2027

City of Madison 42,938 56,933 32.6% 60,238 69,365 15.2%
Limestone County 82,782 103,570 25.1% 108,316 121,156 11.9%
Madison County 334,811 388,153 15.9% 399,801 430,473   7.7%
Huntsville MSA 417,593 491,723 17.8% 508,059 551,313   8.5%
Alabama 4,779,736 5,024,279   5.1% 5,074,669 5,202,866   2.5%

Sources: U.S. Census, 2010 and 2020 Census

The City issued certificate of occupancies for 386 single family units and 274 multi-
family units in 2020 and 365 single family units and 190 multi-family units in 2021.  
Applying person per household averages of 2.6 (single family) and 1.66 (multi-family) 
results in a 2022 population estimate of 59,656, which is statistically consistent with 
applying the above Census growth pattern.
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Household Size
Household and family status are key indicators of social and economic conditions within the 
community. Households include all related and unrelated persons who occupy a housing unit. 
There are an estimated 20,111 households in the city of Madison in 2022, with an average 
household size of 2.51 persons. More than one-third of households (36%) include the family’s 
own children under 18 years of age, and 32.2% include an older adult aged 60 and over. 
More than one-quarter of households in Madison (26.8%) consist of a person living alone, and 
of these, 8.4% are aged 65 and older.

More than two-thirds (67.7%) of Madison households consist of a family – defined as two or 
more persons living in the same household who are related by birth, marriage, or adoption. 
In 2022 there are an estimated 13,609 families in the city, with an average family size of 3.12 
persons.

Income and Poverty
At $95,214 annually, the median household income in the city of Madison is well above that of 
Limestone ($64,270) and Madison ($66,887) counties, the MSA ($66,450), and the state of 
Alabama at only $42,081. However, household income growth in the city from 2010 to 2020 
was only 9.6%, or $8,269. This growth was less than half of income growth in Madison County, 
the Huntsville MSA, and the state of Alabama and nearly one-fourth of the growth in Limestone 
County during the decade. This could be an indicator of both leveling wages in the city coupled 
with regional wages catching up to where Madison has been all along.
 
Table 2. Median Household Income, 2010 and 2020

Area

Median Household Income Income Growth 2010 to 2020

2010 ACS 2020 ACS $ Change % Change
City of Madison $85,945 $94,214   $8,269   9.6%
Limestone County $46,682 $64,270 $17,588 37.7%
Madison County $55,851 $66,887 $11,036 19.8%
Huntsville MSA $53,870 $66,450 $12,580 23.4%
Alabama $42,081 $52,035   $9,954 23.7%

 Sources: U.S. Census, 2006-2010 and 2016-2020 American Community Survey (ACS)
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Poverty is generally defined as having insufficient resources to meet basic living expenses, including the costs of 
food, shelter, clothing, transportation, and medical care. The Census specifically defines poverty using a set of 
income thresholds that vary by family size and composition that considers income before taxes, exclusive of non-
cash benefits such as Medicaid and food stamps. Nearly four percent of families in Madison (389 families) are 
living in poverty, a figure that is low when compared to the percentages in Limestone and Madison counties at 
7.4% and 5.1%, respectively, and less than half of the percentage statewide at 7.9%. Nearly 79% of families in 
poverty (307 families) include children and 13.6% of families in poverty are headed by a householder aged 65 
or older. 

Table 3. Families Below Poverty Level

Families

City of Madison Limestone County Madison County Huntsville MSA Alabama

# % # % # % # % # %
All Families 10,179 100.0% 19,161 100.0% 67,313 100.0% 86,474 100.0% 881,766 100.0%
Below Poverty 389 3.8% 1,417 7.4% 3,409 5.1% 4,826 5.6% 69,285 7.9%
    With Children 307 78.9% 1,097 77.4% 2,192 64.3% 3,289 68.2% 45,256 65.3%
    Householder 65+ 53 13.6% 338 23.9% 785 23.0% 1123 23.3% 18,000 26.0%

Source: U.S. Census, 2016-2020 American Community Survey (ACS)

Source: U.S. Census, 2016-2020 ACS
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Race
More than three-fourths of Madison residents are white, slightly lower than the percentage in Limestone County 
at 78.9% but higher than the percentages in Madison County (67.3%), the MSA (69.7%), and the state (67.5%). 
While the city’s percentage of black residents at only 13.9% is low except when compared to Limestone County 
at 13.5%, the Asian percentage at 5.6% is more than twice that of both counties, the MSA, and the state. The 
portion of the population that includes persons of other races, including those of two or more races, mirrors the 
state percentage at 4.5% but is lower than Limestone and Madison counties and the Huntsville MSA. The Hispanic 
population in the city and Limestone County comprises a higher percentage of the population at 5.7% and 6%, 
respectively, than Madison County (5%), the MSA (5.2%), and the state (4.4%).

Table 4. Race and Ethnicity

Families

City of Madison Limestone County Madison County Huntsville MSA Alabama

# % # % # % # % # %
White 38,560 76.0% 76,469 78.9% 247,390 67.3% 323,859 69.7% 3,302,834 67.5%
Black 7,049 13.9% 13,128 13.5% 90,449 24.6% 103,577 22.3% 1,301,319 26.6%
Asian 2,837 5.6% 1,412 1.5% 9,676 2.6% 11,088 2.4% 67,909 1.4%
Other Races 2,271 4.5% 5,912 6.1% 20,171 5.5% 26,083 5.6% 221,124 4.5%

Total	All	Racesi	 50,717 100.0% 96,921 100.0% 367,686 100.0% 464,607 100.0% 4,893,186 100.0%

Hispanic* 2,876 5.7% 5,840 6.0% 18,412 5.0% 24,252 5.2% 212,951 4.4%

Source: U.S. Census, 2016-2020 American Community Survey (ACS)

Age and Gender
The median age of the city of Madison’s population is 39.6 years, slightly older than the median statewide at 39.2 
years and Madison County at 38.5 years, but slightly younger than the median age in Limestone County of 40 
years. Analysis of age by group reveals that there is a comparatively higher percentage of children in the city at 
more than a quarter of the population and a lower percentage of seniors over age 65 at only 12.7%. While the 
city has a lower percentage of younger adults aged 18 to 34 at 17.8% than the counties, the MSA and the state, 
it has a higher percentage of adults aged 35 to 64 at 43.2%. This breakdown by age is indicative of the school 
system drawing young families in the workforce with school-aged children.

The large number of baby-boomers, combined with increased life expectancy over time, has contributed to an 
aging population nationwide. It is expected that the city’s population will reflect that trend, with persons aged 65 
and older representing an increasing percentage of the population.

Females slightly outnumber males in the city, with 50.9% of the population female and 49.1% male. This gap 
widens among the city’s older residents aged 65 and older, where 58.2% are female and only 41.8% are male. 
This trend in male-to-female ratio by age mirrors that of the population nationally, as women tend to live longer 
than men (on average).

i. Differences in population totals are due to different sources of data; Table 1 uses the 2020 Census while Table 4 is sourced from projections provided 
by the 2016-2020 American Community Survey.
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Table 5. Population by Age

Age(Years)

City of Madison Limestone County Madison County Huntsville MSA Alabama

# % # % # % # % # %
Totalii	 50,717 100.0% 96,921 100.0% 367,686 100.0% 464,607 100.0% 4,893,186 100.0%
Under 18 13,308 26.2% 21,811 22.5% 80,316 21.8% 102,127 22.0% 1,092,912 22.3%
18 to 34 9,050 17.8% 20,311 21.0% 86,549 23.5% 106,860 23.0% 1,098,135 22.4%
35 to 64 21,907 43.2% 39,966 41.2% 145,664 39.6% 185,630 40.0% 1,874,705 38.3%
65+ 6,452 12.7% 14,833 15.3% 55,157 15.0% 69,990 15.1% 827,434 16.9%
Median Age 39.6 years 40 years 38.5 years 38.8 years 39.2 years

Source: U.S. Census, 2016-2020 American Community Survey (ACS)

Educational Attainment
Educational attainment can have a significant impact on current and future earnings potential. Higher 
educational attainment can also have a positive financial impact on the community in the form of lower criminal 
justice and public safety costs, decreased social support payments, lower health care costs, increased tax revenues, 
and stronger civic engagement.

Madison has a very well-educated population. More than one-in-four city of Madison residents aged 25 and older 
hold a graduate or professional degree – more than double the state percentage at 10.3%, triple the percentage 
in Limestone County at 8.1%, and much higher than in Madison County at 14.6%. Similarly, more than one-third 
of all city residents are college graduates – a much higher percentage than Madison County at 27.1%, Limestone 
County at 16.5% and statewide at 16.6%. Only 2.6% of city residents aged 25 and older do not have a high 
school degree, a much lower percentage that either county or the state.

Table 6. Educational Attainment

Educational Attainment

City of Madison Limestone County Madison County Alabama

# % # % # % # %
Population	25+ 34,354 100.0% 34,119 100.0% 131,405 100.0% 1,765,031 100.0%
No High School Diploma 905 2.6% 4,882 14.3% 10,009 7.6% 211,006 12.0%
High School Graduate 3,978 11.6% 9,616 28.2% 26,851 20.4% 515,204 29.2%
Some College, No Degree 6,119 17.8% 7,567 22.2% 28,276 21.5% 387,655 22.0%

Associate Degree 1,983 5.8% 3,646 10.7% 11,426 8.7% 175,453 9.9%
Bachelor’s Degree 12,194 35.5% 5,646 16.5% 35,639 27.1% 293,371 16.6%
Graduate/Professional Degree 9,175 26.7% 2,762 8.1% 19,204 14.6% 182,342 10.3%

Source: U.S. Census, 2016-2020 American Community Survey (ACS)

ii. Differences in population totals are due to different sources of data; Table 1 uses the 2020 Census while Table 4 is sourced from projections provided 
by the 2016-2020 American Community Survey.





30MADISON’S PRESENT—THE LOCAL ECONOMY

MADISON’S PRESENT—
THE LOCAL ECONOMY

Detailed analysis of Madison’s current housing and economic market conditions was 
conducted to provide a quantitative baseline upon which future growth scenarios 
may be explored. While the plan looks forward to the year 2045, estimates beyond 
a ten year time frame are not based on anything that can be accurately projected, 
as many assumptions related to growth patterns, economic conditions, means of 
transportation, desired residential and commercial development, working conditions, 
technology, and numerous other factors could change substantially. As a result, 
estimates provided in the following pages look forward to 2030 in order to provide 
the most accurate picture of near-term growth anticipated in Madison. On face 
value Madison has an unemployment rate below the national average, an educated 
workforce, and expanding economic activity. These conditions lend themselves to 
increased growth in both the housing and market economy, which will be heavily 
impacted by local land use regulation and development policy. Understanding the 
type and scale of economic growth anticipated provides a logical starting point from 
which to begin discussions on future land use and development scenarios as part of 
the Madison on Track 2045 planning process.

MADISON’S HOUSING MARKET

Recent trends on the number and style of new housing units were evaluated to estimate 
future housing demand, opportunities for different housing types, non-residential 
development prospects, and labor force opportunities in Madison. Since the Great 
Recession’s technical conclusion in 2011, Madison County permitted between 1,924 
units and 5,587 units annually (through 2021). The number of new housing units in 
the county expanded almost every year during this time, with an average of  2,978 
housing units permitted annually from 2011 through 2021 and an average annual 
growth rate of nine percent. Taking a closer look at recent years and especially during 
the pandemic, an average of 6,122 units were permitted annually between 
2019 through 2021. This represents a significant increase over the decade 
average and a yearly average growth rate of 33%. While single-family 
detached homes represented the bulk of permitted units from 2011 to 2021, more than 
5,350 attached units were permitted during the same time frame.

Table 7. New Housing Units Permitted for Madison County from 2011 through 2021

Units by Type 2011-2021 2019-2021
Annual Average Units
2011-2021 2019-2021

Total Units 32,759 18,367 2,978 6,122
Units in Single-Family Structures 27,397 15,870 2,491 5,290
Units in All Multi-Family Structures 5,362 2,497 487 832
Units in 2-unit Multi-Family Structures 50 30 5 10
Units in 3- and 4-unit Multi-Family Structures 206 116 19 39
Units in 5+ Unit Multi-Family Structures 5,106 2,351 464 784

Developed by TischlerBise and The Chesapeake Group. Based on data collected by HUD.
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It may be reasonable to assume that over the next decade, rooftop growth in Madison County 
will mirror the 33% annual average as a high and the 9% annual average since 2011 as a 
low. If growth continues to mirror the last three years, the potential demand for over 55,000 
additional housing units in Madison County is a real possibility. Much of this growth is expected 
to occur outside the city of Madison, given that Madison makes up only about four percent of 
the land mass in Madison County. Given this potential scenario, a few key dynamics should be 
considered:

	L Madison’s base economic activity is likely to grow, creating jobs, income, and the need for 
additional rooftops.

	L Home prices have been escalating rapidly during 2021 and 2022 and may continue for 
the next few years. Incremental increases result in lower homeownership in new units, and 
the continued rise in prices is more likely to increase the number of units built as rental units 
for detached single-family and multi-family units. Rising interest rates will have a similar 
impact on the shift from ownership to rentership.

	L Regional and national surveys indicate that growing proportions of the population seek 
“walkable” situations, often involving a mixture of uses or mixed-use when households 
relocate. The Village of Oakland Springs is an example of this type of development.

	L An increasing proportion of housing units must be built to accommodate “working from 
home” situations.  

 
Table 8. Estimated New Housing Permits Issued through 2030 for Madison County based on the 
Application of Previous Periods’ Permits

2022-2030 
(Assuming 2011-2021 

applied annual average)

2022 - 2030 
(Assuming 2019-2021 

applied annual average)

Total Units 26,803 55,101
Units in Single-Family Structures 22,416 47,610
Units in All Multi-Family Structures 4,387 7,491
Units in 5+ Unit Multi-Family Structures 4,178 7,053

Developed by TischlerBise and The Chesapeake Group.
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Limestone County, of which the western portion of the city of Madison is located, saw 
substantial growth in housing units during this same timeframe. However, the actual 
total permitted units continue to be between 63% and 81% of those permitted in 
Madison County.

Table 9. Estimated New Housing Units Permitted in Limestone County through 2030 Based on 
the Application of Previous Periods’ Permits

2022-2030 
(Assuming 2011-2021 

applied annual average)

2022 - 2030 
(Assuming 2019-2021 

applied annual average)

Total Units 1,880 4,974
Units in Single-Family Structures 1,667 4,359
Units in All Multi-Family Structures 214 615
Units in 5+ Unit Multi-Family Structures 167 468

Developed by TischlerBise and The Chesapeake Group.

Growth in both Madison and Limestone Counties has a definitive impact on 
development trends within the city of Madison. Looking specifically within the city, 
new housing permits between 2011 and 2021 ranged between a low of 327 units 
to 801 units annually. The average number of units permitted annually was 445 units 
during this timeframe, compared to an annual average of 858 units from 2019 through 
2021 – nearly double the average growth rate set between 2011 and 2018. While 
single-family detached homes represented the bulk of permitted units from 2011 to 
2021, 456 attached units were permitted during the same time frame.

Table 10. New Housing Units Permitted for the City of Madison from 2011 through 2021

Units by Type 2011-2021 2019-2021
Average Units

2011-2021 2019-2021

Total Units 4,895 2,574 445 858
Units in Single-Family Structures 4,439 2,118 404 706
Units in All Multi-Family Structures 456 456 41 152
Units in 2-unit Multi-Family Structures 0 0 0 0
Units in 3- and 4-unit Multi-Family Structures 0 0 0 0
Units in 5+ Unit Multi-Family Structures 456 456 41 152

Developed by TischlerBise and The Chesapeake Group. Based on data collected by HUD.

Like Madison and Limestone Counties, it is reasonable to assume that the growth in 
rooftops in the city of Madison in the coming years will mirror the change in the past 
two or three years as a high with some drop off and the increase since 2011 as a low. 

Table 11. Estimated New Housing Units Permitted in Madison to 2030 Based on the Application 
of Previous Periods’ Permits

2022-2030 
(Assuming 2011-2021 applied 

annual average)

2022 - 2030 
(Assuming 2019-2021 applied 

annual average)

Total Units 1,880 4,974
Units in Single-Family Structures 1,667 4,359
Units in All Multi-Family Structures 214 615
Units in 5+ Unit Multi-Family Structures 167 468

Developed by TischlerBise and The Chesapeake Group.
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The development of new housing units in the city of Madison adds substantial value to the City. 
Recent figures provided by Realtor.com indicate that in April of 2022 the median 
listing price for a home in Madison was $373,900, with prices continuing to trend 
upward. Based on the assumptions that new units will be priced at the current average housing 
unit prices and “soft” costsiii for construction are equal to thirty percent of hard costs, estimates 
of the value of the new residential property can be made. 

Development costs for new units will range from a low of about $1.3 billion to a high of $2.4 
billion, excluding land costs.  What will accrue is likely to be at or near the higher estimate. It 
is noted that even that estimate is likely to understate the total as inflation is excluded, and the 
price per unit assumed is the average home value in Madison at present. New units will likely 
be built, sold, and leased at figures above the current average home price.

Table 12. Estimates of the Development Costs for New Residential for Madison from 2022 to 2030iv 
Development Cost Low-end Estimate High-end Estimate
Total Costs Single-Family Detached Excluding Land $1,234,880,000 $2,160,360,000
Total Costs Multi-Family Excluding Land $69,825,600 $256,089,600

Developed by TischlerBise and The Chesapeake Group.

iii. Soft costs are defined as expense item not considered a direct construction cost. These may include architectural, 
engineering, financing, and legal fees, and other pre- and post-construction expenses. Hard costs are those directly 
associated with a brick-and-mortar project such as structure, site, and landscaping expenses.

iv. Based solely on cost of housing and not reflective of external costs (schools, infrastructure, regulatory costs, etc.) that factor 
into the overall cost of residential development. These considerations will be investigated as the plan moves forward.

New commercial development in Town Madison
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Retail Goods and Related Services Growth 
Households spend the bulk of their income on three essential commodities: housing, food, and transportation. Like 
housing, there are counter-balancing factors impacting retail and future development trends nationally that will 
have implications in Madison and the City’s decisions on future land use to accommodate retail market needs.
 
Shopping demand has been high recently since many residents felt constrained by the Covid-19 pandemic over 
the past two years. Internet retail and improved inventory control is also shrinking the footprint of many retail 
operations, changing the face of brick-and-mortar operations. Online purchasing was growing rapidly before the 
onset of the pandemic, continued to increase through the pandemic, and is projected to grow even as Covid-19 
became endemic to our society. It is also expected made-to-order goods and services will continue to replace the 
need for extensive inventories on-premises in stores. This trend is similar to manufacturing processes that gained a 
foothold over the previous decades.

In Madison, food services associated with restaurants and other related operations are among the 
ten major retail goods and services categories. In recent years there has been a consumer preference 
shift toward “independent” operations over “chain” operations, which was similarly reflected in 
stakeholder and public feedback collected in February of 2022. More significant proportions of consumers are 
looking for experiences combined with shopping, redefining what an average storefront needs to attract and retain 
user groups. And large national chains like Kohl’s are reportedly pursuing new stores at scales well below their 
traditional current locations. These factors have already changed related land use needs in Madison since the 2006 
comprehensive plan.

The primary market for retail goods and related services is defined as the current and future residents of the City of 
Madison. In 2022 it is anticipated that residents will spend about $1.4 billion on retail goods and related services 
based on the existing market conditions, anticipated growth in rooftops, and modest increase in household income.

Table 13. Estimated Retail Goods and Related Services Sales Generated by Residents of Madison for 2022 and 2030 and the 
Change in Sale between 2022 and 2030

Category 2022 2030 High Change 2022-30 High 2030 Low Change 2022-30 Low
Food $163,999,000 $215,050,000 $51,051,000 $189,984,000 $25,985,000 
Eat/Drink 150,439,000 197,270,000 46,830,000 174,276,000 23,837,000 
General Merchandise 226,515,000 297,027,000 70,512,000 262,406,000 35,891,000 
Furniture 39,109,000 51,283,000 12,174,000 45,305,000 6,197,000 
Transportation 157,148,000 206,066,000 48,919,000 182,048,000 24,900,000 
Drugstore 132,741,000 174,061,000 41,321,000 153,773,000 21,033,000 
Apparel 82,499,000 108,180,000 25,681,000 95,571,000 13,072,000 
Hardware 124,605,000 163,393,000 38,788,000 144,348,000 19,744,000 
Vehicle Service 131,741,000 172,751,000 41,010,000 152,616,000 20,874,000 
Miscellaneous 218,522,000 286,546,000 68,024,000 253,147,000 34,625,000 

TOTAL $1,427,318,000 $1,871,628,000 $444,310,000 $1,653,475,000 226,157,000

Developed by TischlerBise and The Chesapeake Group.

The estimates of demand for retail goods and related services through 2030 are based only on the growth in 
rooftops and an assumed modest income growth after 2023, reinforced by the Census data reflecting median 
annual household income trends over the past ten years (see previous section for detail). Focusing only on future 
growth has no negative theoretical impact on any existing operation in Madison or elsewhere, as this looks at new 
sales and supportable space that did not exist in 2021. Furthermore, the estimates are based on constant dollars 
and exclude inflation. Both primary and secondary markets influence retail goods and service demand, and are 
evaluated below for their influence on future growth and spending in Madison. 
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The ten major categories of retail follow:

	L  Food

	L Eating & Drinking

	L General Merchandise

	L Furniture

	L Transportation

	L Drugstores

	L Apparel

	L Hardware

	L Vehicle Service

	L Miscellaneous

These expenditures translate into the expectation that 
Madison residents can support between 735,000 and 
1.44 million additional square feet of retail goods and 
related services space over the course of the next eight 
years. No matter the market’s location, characteristics, 
or health, retail located in the primary market area 
cannot anticipate capturing all dollars generated by 
residents. People shop online, spend money when 
traveling, and make other trips outside of the community 
in which they live. These factors all influence the total 
square footage reasonable to expect the city will need 
to accommodate when it comes to retail goods and 
services.

The secondary market for retail is defined as the 
population within a five-mile radius of the city, 
including portions of Limestone County, such as 
Mooresville, sections of Huntsville, and other areas 
in Madison County. Just as dollars are exported from 
the market, other dollars are imported to the market 
from outside, predominantly through this secondary 
market. Combined with primary market leakage, it is 
reasonable to expect the city of Madison will capture 
between 340,000 and 693,000 additional square feet 
of retail goods and related services space by 2030.
 
Table 14. Estimated Capturable New Retail Goods and Related Services Space for the City of Madison (in 
Square Feet)

Category 2022

Changes Sq Ft Differential 
Between High and 

Low

Proportional Capture

High Estimate Low EstimateLow 2022-30 High 2022-30
Food 260,878 41,335 81,208 39,873 58,470 28,709
Eat/Drink 358,188 56,755 111,500 54,745 79,165 38,869
General Merch. 1,348,314 213,638 419,718 206,080 226,648 111,283
Furniture 90,014 14,264 28,019 13,755 4,203 2,063
Transportation 515,031 81,607 160,325 78,718 80,163 39,359
Drugstore 130,138 20,621 40,511 19,890 30,383 14,918
Apparel 228,898 36,268 71,252 34,984 21,376 10,495
Hardware 507,762 80,455 158,061 77,606 71,127 34,923
Vehicle Service 320,721 50,818 99,838 49,020 53,913 26,471
Miscellaneous 872,677 138,278 271,656 133,378 67,914 33,345

TOTAL 4,632,621 734,039 1,442,088 708,049 693,361 340,434

Developed by TischlerBise and The Chesapeake Group.



36MADISON’S PRESENT—THE LOCAL ECONOMY

Development costs for new commercial units will range from a low of about $83 
million to a high of $169 million, excluding land costs.  Based on current market 
trends, development costs are anticipated to approach the higher end of this estimate, 
broken out by hard and soft costs in the figure below.

Table 15. Estimates of the Development Costs for New Retail for Madison from 2022 to 2030

Development Costs High Estimate for Retail Low Estimate for Retail
Hard Costs $129,658,507 $63,661,158
Soft Costs $38,897,552 $19,098,347
Total Costs Excluding Land $168,556,059 $82,759,505

Developed by TischlerBise and The Chesapeake Group. Hard Costs @ $187/sq ft, and soft costs @30% of hard 
costs.

Multi-Tenant Office and “Flex” Space Opportunities
New and expanding market opportunities will directly influence land use decisions 
and outcomes stemming from this plan. New residential rooftops create the need 
for expansions of services and employment. The office market continues to change 
as many employers have embraced wholesale or occasional work from home 
scenarios, flexible work arrangements, contractual jobs, and live-work arrangements. 
While these workplace shifts were well underway before the pandemic thanks in part 
to technology and a changing workforce, the Covid-19 pandemic ramped up the 
speed and reach in which the shift occurred. Covid-19 also temporarily diminished 
the growth in co-working space, although this is anticipated to be only a short-term 
decline.

Table 16. Current Madison Employment Categories Generating Most Office Space

Office Employment % of Labor
Information 4.1
Professional, Scientific, Technical Services 20.1
Health Care 9.1
Other Services 4.8
Public Administration 12.0
Primary Office Space Generators 50.1

Developed by TischlerBise and The Chesapeake Group. Based on “Best Places”.

Office employment is linked to specific industries, and about one-half of Madison’s 
employed residents work in sectors that typically generate office space demand. The 
most significant proportion is in the “Professional, Scientific and Technical Services” 
employment category, which is not surprising given the Arsenal and related research 
parks. 



Light industrial development south of Madison, near Town Madison and the airport.
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New space associated with new employees from household growth coupled with growth in 
needed service areas generated by the new households will result in demand for both traditional 
and flexible office space in the range of 2.6 million to 16.1 million square feet in Madison by 
2030. The estimates assume a 150 square foot per employee figure and include reconfiguring 
at least some existing office space that is currently underutilized. Furthermore, it is anticipated 
that there will be growth in home offices that will impact residential configurations over time. 
The net increase in non-home office could range from 1 million to 6.5 million square feet. 
Accommodating flexible spaces will be a requirement of at least some new development and 
redeveloped office space, to allow companies to expand and contract as needed. Flex space 
traditionally straddles the line between “office” and “industrial” land uses, to be discussed 
further below. 

Table 17. Expansion of Multi-tenant Office Space in Madison by 2030

Employment & Additional Space Needs Low Estimate High Estimate
Employment Growth 34,844 71,631
Office Employment Growth 17,457 107,518
Multi-tenant Office Space Generation 2,618,527 16,127,720
New Non-home Office Space Generation 1,047,411 6,451,088

Developed by TischlerBise and The Chesapeake Group. 
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Multi-Tenant Industrial Space Opportunities
The bulk of industrial space that does not include “flex” 
office space is related to four types of activities in which 
many current residents of Madison are employed: 
manufacturing, wholesaling, transportation, and 
warehousing.  About eighteen percent of Madison 
residents are employed in these (and several other 
categories). Unlike office activity, there is no direct 
correlation between employment generation and 
square footage of space consistent among all industrial 
space users. For example, warehousing square footage 
per employee is extensive and growing as robotic use 
increases, whereas a more traditional maker-space 
requires, on average, less square feet per employee.

Table 18. Current Madison Employment Categories 
Generating Most Industrial Space

Industrial Employment % of Labor
Manufacturing 11.3
Wholesale 0.8
Transportation & Warehousing 2.5
Primary Industrial Space Generators 18.3

Developed by TischlerBise and The Chesapeake Group. Based on “Best 
Places”.

Opportunities for growth in and demand for industrial 
space stem from several factors.

	L Exponential growth in warehouse space demand 
from large and small retail operations, among 
others. Some opportunities are short-term, im-
pacted by supply-chain issues, while others are 
longer-term with an anticipated timeline stretching 
beyond 2030.

	L The continued viability of neighboring military 
activity and potential linkages to activity “outside 
of the fence.”

	L Continued growth in the Madison labor force as 
rooftops grow.

	L The movement from larger homes to smaller homes 
on smaller lots having less internal storage space, 
driving up demand for mini-warehousing and 
storage.

Based on these prevailing factors, the anticipated 
demand for new industrial space in Madison is 
expected to range from 2.5 million square feet to over 
5 million square feet by 2030.

Table 19. Expansion of Multi-tenant Non-flex Industrial Space 
in Madison by 2030
Employment & Additional Space 
Needs

Low Estimate
High 

Estimate
Employment Growth 34,844 71,631
Industrial Activity Employment Growth 4,905 10083
Industrial Space Generation 2,452,500 5,041,500

Developed by TischlerBise and The Chesapeake Group.

Prospects for large-scale single-tenant users, like 
Amazon, with a building or buildings built for the user, 
are not included. It is not practical to predict the growth 
of additional logistic–based operations, but it could 
well happen in Madison given their proximity to the 
airport, Arsenal, and primary transportation corridor(s).
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SYNOPSIS OF OPPORTUNITIES

The following are identified residential development opportunities that could provide 
a return-on-investment for Madison and private sector interests while generating 
additional revenue for the City:

	L From 4,000 to 7,700 new detached homes.

	L A range of 375 to 1,375 “attached” homes. This figure is independent 
of the existing units that have already received approval by the city 
and will require further evaluation.

	L Senior housing to include distinct development for active adults or 
compendium of care resources for seniors requiring additional assis-
tance.

Table 20. Estimated New Rooftops for Madison

Units

Applied AVG 
2011 thru 
2021

Applied AVG 
2019 thru 
2021

Total Units 4,005 7,722
Units in Single-Family Structures 3,632 6,354
Units in All Multi-Family Structures 373 1,368

Developed by TischlerBise and The Chesapeake Group.

	L Between 340,000 to 690,000 square feet of additional retail goods 
and related services space, focused on food, food services operations, 
and additional miscellaneous operations.

Table 21. Estimated New Retail Goods and Related Services Space for Madison

Space in Sq. Ft.
Proportional Capture

Low Estimate High Estimate
TOTAL 340,434 693,361

Developed by TischlerBise and The Chesapeake Group.

	L Between 1 million and 6.5 million square feet of multi-tenant offices, 
small-scale office buildings, and “flex” space, and between 2.5 mil-
lion and 5 million square feet of industrial space.

Table 22. Estimated New Office and Industrial Space for Madison

Additional Space Needs Low Estimate High Estimate
Industrial Space Generation 2,452,500 5,041,500
New Non-Home Office Space Generation 1,047,411 6,451,088

Developed by TischlerBise and The Chesapeake Group.



KEY TAKEAWAYS ON MADISON’S MARKET ECONOMY

Residential Sector

	L High Single-Family Detached Home Growth: Analysis indicates single family detached housing growth will 
continue to be strong in the coming decade. Based on an analysis of the previous ten and three years of single 
family detached housing unit growth Madison could support adding between 4,000 and 7,000 single family 
detached homes.

	L Significant Multi-Family and Single Family Attached Housing Unit Growth: While not as high as projected 
single-family detached housing growth, Madison can still support growth in the multi-family and single-family 
attached housing growth. Analysis indicates that the Madison housing market could support future multi-
family development ranging from 375 to 1,375 new units of these types over the next decade. Given current 
approvals and units under construction in Madison exceeding this number, the question becomes whether 
additional multi-family development will be successful; whether the existing development types approved 
will address the development types desired by future renters/buyers; and whether the multi-family market in 
Madison will absorb demand from elsewhere in the region.

Nonresidential Sector

	L High Demand for Retail Goods and Services Space: Based on an analysis of retail capture rates, Madison 
is expected to have a high rate of growth in demand for retail goods and services space. This demand will 
occur mostly in the  food, food services operations, and additional miscellaneous operations sectors. Growth is 
projected to be between approximately 340,000 square feet and 690,000 square feet.

	L Large Range of Future Demand for New Office and Industrial Space:  In the next decade there is expected to 
be an increase in demand for new office and industrial space. However, the analysis indicates that there is a 
wide range of outcomes for how much new space will be demanded, with a combined  low-end estimate of 1 
million additional square feet and a high end estimate of approximately 11 million square feet for these spaces. 
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The total development costs associated with the marketable activity are 
estimated to be from $2.3 billion to $6 billion, excluding land costs.

Table 23. Estimates of the Development Costs for Madison by 2030, Excluding Land
Development Cost Low End Estimate High End Estimate

Total Retail Costs Excluding Land $168,556,059 $82,759,505
Total Costs Single-Family Detached Excluding 
Land

$1,234,880,000 $2,160,360,000

Total Costs Multi-Family Excluding Land $69,825,600 $256,089,600
Total Costs Non-Home Multi-Tenant Office 
Space Excluding Land

$454,567,218 $2,799,722,131

Total Costs Industrial Space Excluding Land $331,087,500 $680,602,500
Total New Development Cost Exclud-
ing Land

$2,258,916,377 $5,979,533,736

Developed by TischlerBise and The Chesapeake Group.
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Water and Sewer District Boundaries
Source: City of Madison GIS Data



MADISON’S PRESENT—
THE INFRASTRUCTURE 

UTILITIES SERVING THE 
MADISON COMMUNITY

Electric

	L Huntsville Utilities

	L Athens Utilities

Gas

	L North Alabama Gas District

Water

	L Madison Utilities

	L Limestone County Water and Sewer Authority

Wastewater

	L Madison Utilities

	L City of Huntsville Water Pollution Control (se-
lective West Side service)

Many cities have only a few utility providers. Madison 
has many. At least six public utilities are responsible for 
four services: electricity, natural gas, water, and sewer. 
Athens Utilities and Limestone County Water and 
Sewer Authority serve properties only in the West Side. 
This is one example of how straddling two counties has 
made Madison a complex community. There is ample 
capacity in nearly all utility service areas. Still, there 
are some concerns about electrical capacity within the 
Limestone County portion of Madison, especially as it 
relates to significant growth.

Communications and access to information became 
an essential service before the Covid-19 pandemic 
that began in 2020. Since the first cities went into 
lockdown, these services took on a new level of 
importance and urgency. Although many businesses 
had access to broadband services such as high-speed 
internet, most homes across the nation did not. Working 
and learning from home made expansion of access 
a primary concern for all communities. Madison was 
no exception, except that its tech-savvy citizenry and 
proximity to high-tech industry and campuses made it a 
much easier reach. Still, areas within the city need better 
access. Most providers are private or publicly traded 
utilities such as AT&T, WOW, Comcast, Spectrum, and 
Verizon.

UTILITIES

Utilities provide essential services necessary for safe and efficient communities. The 
lack of safe drinking water prevented urbanization for much of humanity’s existence. 
Although the Ephesians in ancient Turkey had access to public water and stormwater 
systems, the accumulation of silt and sewage piped from the city to the harbor on the 
Meander River eventually led to its demise. Electrification made cities, particularly 
in the South, more suitable for business and industry. Communications have become 
essential tools for economic growth, education, and life in the Information Age. Access 
to the full spectrum of utilities has enhanced the quality of life in Madison and drives its 
growth and prosperity.
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SERVICE DELIVERY

A critical component to maintaining the high quality of life Madison residents enjoy is maintaining 
the level of service delivery residents have come to know and expect. Madison historically has 
been a very safe place to live, with violent and property crime rates lower than state and national 
averages. Safety was identified by key stakeholders and members of the public as one of the 
primary reasons they choose to live in Madison and an attribute of the community they value 
most. However, continued growth places increasing demand on public services such as law 
enforcement, fire, and emergency response – services intended to keep the public safe and 
healthy. Additionally, important community support services offered by publicly run institutions 
like the Madison Library are also impacted by a growing population and unable to offer the 
same level of service and resources they had at one time. Coupled with changes in technology, 
the pandemic’s influence, and evolving socio-economic conditions, public service delivery will 
be a key factor in balancing the growth expected with continued prosperity in Madison.

Fire and Emergency Response
Madison’s Fire and Rescue (MFR) Department provides fire suppression and emergency medical 
services 24 hours a day, 365 days a year. The Department operates with a minimum of 18 
personnel on duty responding from four fire stations. In calendar year 2020, MFR managed 
4,574 incidents.  In 2021 MFR managed 5,213 incidents. Of these, 3,844 (74%) were EMS 
responses. MFR provides a quick response Paramedic unit to all EMS calls partnering well with 
Huntsville EMS Inc. (HEMSI) that provides emergency transport as needed.  In 2021, MFR 
responded to 1,369 (26%) fires and other incidents.  Of the 118 fires in 2021, 33 resulted in fire 
damage.  During these incidents MFR was able to save 86% of the value of the structure and 
contents. 

The Department has been recognized with a Class 1 Public Protection rating by the Insurance 
Services Office (ISO), the highest possible score that can be given to any fire department based 
on how well a department can protect lives and properties.   This rating indicates an exemplary 
level of service based on current population and growth conditions but is not guaranteed in 
perpetuity. To maintain this rating, Fire Service, Emergency Dispatch, and Water Supply resources 
will have to keep up with the growing demand for service. 

The City is divided into four districts based on the location and response times respective to 
each fire station. Station #1 (District #1) is located next to City Hall (101 Mill Road), Station 
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Investigation, Special Operations, and Professional 
Standards – the Department provides services city-
wide, often in conjunction with Fire and Rescue. In 
2020 the Department received 54,298 calls for 
service, 222 mental health crisis situations, and 1,060 
crash reports (with only one resulting in a fatality). In 
addition to patrolling officers, the Department provides 
dedicated school resource officers to cover all Madison 
City schools, further contributing to the demands of the 
Department. 

While law enforcement response times tend to be less 
constrained than those of Fire and Rescue, the Police 
Department has experienced a noticeable shift in 
demand based on the growing population. The greatest 
area of concern with respect to service delivery is the 
western expansion of the City and within the new Town 
Madison development. Limited transient and drug 
activity along the Madison Boulevard corridor is also 
a concern, but this hotspot is limited in both geography 
and impact for the time being. Both the portion of 
Madison in Limestone County and Town Madison are 
anticipated to grow in the coming years, stretching thin 
an already taxed network of law enforcement officers. 
Additionally, lack of connectivity and increased traffic 
lengthen officer response times in the event of a call. 
Highway 72 is especially challenging on weekends, 
and both east/west and north/south connectivity was 
identified as a key concern by law enforcement officials 
in continuing to meet the growing demands of the job.

#2 (District #2) is at 1115 Hughes Road, Station #3 
(District #3) is located at 12266 County Line Road, 
and the current temporary Station #4 is at 400 Celtic 
Drive.  The City plans to build a permanent Station 
#4 in Town Madison on the south side of the city. The 
City also intends to repurpose the Celtic Road site as a 
Public Safety Training Center for use by the Police and 
Fire Departments. Based on current and anticipated 
service demands, an additional station is needed in 
the southwest corner of Madison. As evidenced by the 
response time map on the previous page, MFR struggles 
to meet the desired goal of six minutes to this area of 
Madison. This National Fire Protection Association’s 
(NFPA) response time goal is recognized as a best 
practice to save lives and property.

Other areas of the City that consistently fail to meet this 
response time threshold include the southeastern area 
and the residential areas to the northeast of Rainbow 
Mountain. This is in large part due to a constrained 
transportation network and traffic congestion issues. 
As these areas and other areas of the community 
continue to grow, maintaining response times that are 
acceptable to the NFPA will be critical to maintaining 
the City’s ISO rating, and will directly impact the safety 
and wellness of community members. 

Further complicating this equation is the current struggle 
to find qualified fire and emergency response personnel. 
The Department currently has 12 personnel vacancies, 
and this number is expected to increase with future 
retirements and staff losses to the private sector. Current 
market conditions, HR policies, and stiff competition 
with other jurisdictions and the private sector have 
made attracting and retaining qualified professionals a 
challenge. It takes a year from application time through 
the hiring and training process for a firefighter to be 
ready for the field. This reality coupled with continued 
growth will have real implications on emergency 
service delivery moving forward.     

Law Enforcement
Similar to the Fire and Rescue Department, the Madison 
Police Department holds a tier one accreditation. For 
the Police Department this is with the Commission on 
Accreditation for Law Enforcement Agencies (CALEA), 
the gold standard for public safety agencies and a 
reflection of the work they do to keep Madison residents 
safe. Comprised of four primary divisions – Patrol, 
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Like Fire and Rescue, the Madison Police Department 
has operated at a deficit of 10 to 14 positions. Though 
currently fully staffed in allotted sworn officer positions, 
over 10 new hires are still in their training phase and 
will not be readily available to the Department for 
another six to nine months. Finding and retaining 
qualified candidates has been challenging for all of the 
reasons previously stated, along with limited budget 
and capacity to recruit and keep qualified applicants, 
HR policies, and stiff competition with other jurisdictions 
and the private sector when it comes to compensation 
for services.

Public Library Services
Public service delivery is often focused on the public 
health and safety providers; while important, they are 
not the only factor in determining high quality of life. 
The Madison Public Library is part of a 10-branch 
non-profit system serving all of Madison County. The 
Huntsville-Madison County Public Library (HMCPL) 
system is the oldest in the state of Alabama at over 200 
years, as well as the most heavily used. Within HMCPL, 
the Madison Public Library is the busiest branch, 
circulating well over 2,000 items and welcoming over 
1,000 visitors each weekday. The library’s primary role 
is serving the resident community, especially families 
with small children, and supporting the school system in 
educational endeavors as needed. 

The library recently moved into a new facility that it has 
already outgrown, thanks in part to the evolving needs 
emerging from a global pandemic that shifted how we 
learn and interact.  Library staff have seen more demand 
for conference room and cubicle space for use by a 
remote workforce, more consistent use by older school-
aged children who do not have access to internet at 
home, and a growing demand for educational resources 
by parents homeschooling children as a result of school 
closures. These spatial changes in how the library is 
being used, coupled with an increased digital footprint, 
have forever changed how the library is seen as a 
community resource. In Madison, circulation of digital 
material has gone up about 20% over the past year, 
and a surge in continuous visitation (people staying 
for hours at a time) has reinforced the need for nearly 
double the square footage.  Depending on where and 
how future growth occurs in the city of Madison, city of  
Huntsville, and Limestone County, an additional facility 
may be warranted on the West Side of Madison to 
serve the population center there.

Madison City Schools Strategic 
Plan Goals (2018-2023)

A Madison City Schools graduate is an 
accomplished, globally-minded citizen 

who navigates with confidence.

Madison City Schools will secure the 
financial resources necessary to achieve 
our goals and use the best management 
practices to ensure fiscal responsibility.

Madison City Schools facilities will meet the 
highest standards that are conducive to safety, 

learning and educational service delivery.

In today’s climate, we cannot become 
complacent thinking our schools are 

immune from harm; safety and security is 
a top priority for Madison City Schools.
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has emerged as a top-performing school district in 
Alabama and the nation. Last year, both Bob Jones 
and James Clemens high schools were listed in the top 
ten on the U.S. News and World Report’s high school 
rankings. In addition, Niche, a national education 
research group, ranked Madison City Schools 46th out 
of 10,768 public school districts nationwide in its 2019-
2020 report. 

Unlike many other school districts, each member of the 
Madison City Schools Board of Education is appointed 
by the City Council. Special funding initiatives often 
require voters’ approval. When it was established, 
voters agreed to tax themselves to build the framework 

SCHOOLS

Each community defines quality of life differently based 
on their perception of what makes a community a 
great place to live. Few do not include school quality 
in that definition. While Madison’s proximity to jobs, 
resources, and culture available in Huntsville and the 
surrounding region are a significant factor in its success 
and high growth rate, the quality of its public schools is 
often listed first as the reason many chose to live in the 
city. 

When Madison created its school district in 1998, 
it had a vision: Take Childhood Education to a New 
Level. They achieved that goal in less than a decade. In 
just 23 years as a school system, Madison City Schools 

Madison School District facilities
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for success. That framework has been stretched and 
reimagined to accommodate explosive growth in the 
student population. When it began in 1998, the system 
welcomed 5,652  students from Madison and Triana 
and today is the 12th largest district in the state with 
more than 12,500 students. 

Public investment in schools is both proactive and 
reactive. In 2021 the district operated on a $108 million 
budget with 1,332 full time employees, 14 facilities, 
and a virtual learning program. With the opening 
of Journey Middle School in the Fall of 2023 and a 
rezoning effort to accommodate nearly 750 existing 
students in the new facility, budgetary needs and 
available resources will be impacted.  Growth drives 
school location and construction, but new schools and 
significant investment in existing schools also drive 
growth. Nowhere is this more evident than in Madison. 
One estimate provided by stakeholders in February 
of 2022 put school population growth between 400 
and 500 students annually; growth pressures beyond 
Madison’s borders, in both the county and Triana to the 
south, impact the District’s ability to serve existing and 
future student populations.  Whatever future the City 
chooses, its schools will be impacted by that choice. 
Iteratively, its choices will be expanded, limited, or 
directed by the impact of its schools on the community.
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These important community assets are well utilized by 
residents and a priority for continued enhancement 
to address the growing needs of the community. A 
Parks and Recreation Plan was adopted in 2014 
which outlined an ambitious future vision and included 
a comprehensive needs assessment for parks and 
recreation facilities within the city of Madison. While 
staff estimates approximately 20% of that plan has 
been implemented since its adoption, the needs of the 
community have evolved over the last eight years as 
Madison’s population has continued to experience 
significant growth. 

PARKS, RECREATION, 
AND OPEN SPACE

Much of the identity of Madison is represented in its 
abundance of parks, open spaces, and greenways. As 
the stewards of local urban greenspaces, forests and 
natural areas, local parks offer unique opportunities to 
discover, connect with nature, and recreate in locations 
that are close to home and do not require a large amount 
of time or money to enjoy. The COVID-19 pandemic 
has magnified the important role of outdoor spaces, 
including neighborhood parks, on a community’s 
quality of life.

The City of Madison has made a strong commitment to 
parks and recreation as demonstrated by the number 
of community and neighborhood parks available to 
residents, the wide array of recreational amenities 
available in these parks and other facilities, and 
especially through its growing network of greenways. 

Rainbow Mountain Trailhead

Palmer Park facilities



Table 23. MADISON PARKS & RECREATION FACILITIES INVENTORY - SPECIAL PURPOSE FACILITIES

Facility Name Location

Dublin Memorial Park 8324 Madison Pike

Features Amenity Details Acreage

ADA Accessible 
Basketball 
Concessions 
Disc golf course 
Double court gymnasium 
Fishing 
Indoor swimming pool 
Locker Room 
Meeting rooms / administrative offices 
Outdoor pool 
Parking 
Pickleball 
Restrooms 
Soccer 
Tennis 
Volleyball 
Walking Track 
Walking trails

Double court gymnasium equipped for basketball, pickleball, 
and/or volleyball with an upstairs walking track
25 yard – Eight lanes heated indoor swimming pool
Meeting rooms and administrative offices
Paved walking trail
Nine soccer fields
Nine hole disc golf course
Six tennis courts
Four outdoor pickleball courts
Outdoor pool with a diving well and kiddie pool
Kid’s Kingdom Playground

60 acres

Facility Name Location

Home Place Park

Features Amenity Details Acreage

Performance Pavilion
Picnic Pavilion

Covered stage
Covered picnic area
Picnic tables
Benches
Trash receptacles
Walking paths
Shade trees
Passive open space

2.3 acres

Facility Name Location

Palmer Park 574 Palmer Road

Features Amenity Details Acreage

ADA Accessible Playground 
Baseball 
Concessions 
Football 
Lacrosse
Pavilions 
Playground 
Press boxes 
Restrooms 
Soccer 
Softball

13 youth baseball fields 
Six softball fields 
Nine soccer fields 
Two regulation football fields 
Three concession buildings with restroom facilities and press 
boxes 
Four pavilions 
Playground designed with ADA accessibility
One adult softball field

93 acres (approximate)
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Table 23. MADISON PARKS & RECREATION FACILITIES INVENTORY - SPECIAL PURPOSE FACILITIES

Facility Name Location

Mill Creek Dog Park 38 Balch Road

Features Amenity Details Acreage

Unleashed Play Area 2 Play area sections - small dogs (less than 25 pounds), large 
dogs (over 25 pounds)
Drinking water pets and humans
Trash receptacles
Shade trees, rolling terrain

1.43 acres

Facility Name Location

Madison Senior Center 1282 Hughes Road

Features Amenity Details Acreage

Tennis Courts Physical fitness activities
Social activities for seniors
Nutrition program/hot lunch

1 acre (approximate)

Table 24. MADISON PARKS & RECREATION FACILITIES INVENTORY - NEIGHBORHOOD PARKS

Park Name Location

Abbington Downs Park 135 Manningham Drive

Features Amenity Details Acreage

Pavilions
Picnic Areas
Playground

Play Structures
Swings
Covered Picnic Pavilion
Picnic Tables
Climbing Structures

1.52 acres

Park Name Location

Ashley I and II Park 214 Ashley Way

Features Amenity Details Acreage

Basketball
Open Space
Picnic Area
Playground

Picnic Tables
Swings
Play Structure
Slides
Benches
Basketball Court

3.2 acres

Park Name Location

Brass Oak Park 126 Jay Drive

Features Amenity Details Acreage

Playground Play Structure
Climbing Structure
Benches
Open Space
Slide

3.1 acres
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Table 24. MADISON PARKS & RECREATION FACILITIES INVENTORY - NEIGHBORHOOD PARKS

Park Name Location

Cambridge Park 696 Cambridge Drive

Features Amenity Details Acreage

ADA Accessible
Playground

Swings
Slides
Climbing Structure

0.5 acres

Park Name Location

Carter Park 416 Carter Drive

Features Amenity Details Acreage

Playground
Picnic Area

Grill
Swings
Picnic Tables

2.53 acres

Park Name Location

Cedars Park 121 Shadow Ridge Drive

Features Amenity Details Acreage

Playground Swings
Play Structures
Slides

1.48 acres

Park Name Location

Chadrick Park 521 Brenda Drive

Features Amenity Details Acreage

Basketball
Open Space
Picnic Area
Playground

Covered Picnic Pavilions
Benches
Climbing Structures
Swings
Slides

4.3 acres

Park Name Location

Collinwood Park 235 Jarrett Lane

Features Amenity Details Acreage

Ada Accessible
Open Space

1.0  acre (approximate)

Park Name Location

Fieldcrest Park 120 Arrowhead Trail

Features Amenity Details Acreage

Basketball
Pavilion
Picnic Area
Playground

One Basketball Court
Covered Picnic Pavilion With Picnic Tables
Benches
Climbing Structure
Play Structure

4 acres

Park Name Location

Governors Park 101 Bibb Drive

Features Amenity Details Acreage

Playground
Picnic Area

Swings
Slides
Walking Path
Benches

4 acres
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Table 24. MADISON PARKS & RECREATION FACILITIES INVENTORY - NEIGHBORHOOD PARKS

Park Name Location

Hardiman Place Park 113 Beerli Drive

Features Amenity Details Acreage

Playground
ADA Accessible
Picnic Area

Tot Swings 
Junior Swings
Play Structure

0.5 acres

Park Name Location

Homestead Park 201 Prairie Drive

Features Amenity Details Acreage

Basketball
Picnic Area
Soccer
Playground
Open Space

One Basketball Court
Swings
Soccer Goals
Benches
Slides
Climbing Structure
Play Structure
Picnic Tables

5.28 acres

Park Name Location

Joe Phillips Park 154 Joe Phillips Road

Features Amenity Details Acreage

Playground
Open Space

0.5 acres

Park Name Location

Leathertree Park 221 Gillespie Road

Features Amenity Details Acreage

Open Space
Picnic Area
Shade Structure

Tot Swings 
Swings
Play Structures
Picnic Tables
Slides
Climbing Structures
Grill
Benches

5.07 acres

Park Name Location

Madison Point Park 139 Whisperwood Lane

Features Amenity Details Acreage

Playground
Picnic Area
Basketball
Open Space

Climbing Structure 
Swings
Play Structure
Slide
Benches
One Basketball Court

2.32 acres
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Table 24. MADISON PARKS & RECREATION FACILITIES INVENTORY - NEIGHBORHOOD PARKS

Park Name Location

Madison Trace Park 127 Progress Lane

Features Amenity Details Acreage

Playground
Picnic Area

Climbing Structure 
Swings
Play Structure
Slide
Benches
Picnic Table

0.91 acres

Park Name Location

Mandolin Park 206 Thomas Drive

Features Amenity Details Acreage

Open Space 0.525 acres

Park Name Location

Mill Creek Park 141 Teal Park Lane

Features Amenity Details Acreage

Playground
Basketball
Open Space

Climbing Structures 
Swings
Play Structure
Slides
Benches
Walking Path
Merry-Go-Round
See-Saw

2.75 acres

Park Name Location

Rainbow Mountain Park 274 Carter Road

Features Amenity Details Acreage

Walking Trails 1.52 acres

Park Name Location

Rickwood Park 413 Mose Chapel Road

Features Amenity Details Acreage

Playground
Picnic Area
Basketball
Open Space
Soccer

Climbing Structure 
Swings
Play Structure
Slide
Benches
Picnic Table
Soccer Goals
One Basketball Court

2.5 acres

Park Name Location

Rollingwood Park 163 Liberty Drive

Features Amenity Details Acreage

Playground
Picnic Area
Pavilions
Open Space

Covered Picnic Pavilions 
Play Structure
Benches
Picnic Tables

1.71 acres
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Table 24. MADISON PARKS & RECREATION FACILITIES INVENTORY - NEIGHBORHOOD PARKS

Park Name Location

Shelton Park 1035 Shelton Lane

Features Amenity Details Acreage

Playground
Picnic Area
Pavilions
Open Space
ADA Accessible
Basketball

Covered Picnic Pavilions 
Play Structure
Benches
Picnic Tables
Slides
Play Structure
Swings
One Basketball Court
Bench Swing

2.98 acres

Park Name Location

Silver Creek Park 108 Donash Circle

Features Amenity Details Acreage

Open Space 2.77 acres

Park Name Location

Stavemill Park 786 Seina Vista Drive

Features Amenity Details Acreage

Playground
Picnic Area
Soccer
Open Space
ADA Accessible
Basketball

Climbing Structure 
Play Structure
Benches
Picnic Tables
Slides
Swings
One Basketball Court
Soccer Goals

4.98 acres

Park Name Location

Stewart Park 100 Stewart Street

Features Amenity Details Acreage

Playground
Picnic Area
Basketball

Grill
Play Structure
Benches
Picnic Tables
Slide
Swings
One Basketball Court

0.22 acres

Park Name Location

Stoneridge Park 195 Stoneway Trail

Features Amenity Details Acreage

Playground
Walking Trails

Large Covered Picnic Pavilion
Play Structure
Benches
Picnic Tables
Slide
Swings

65 acres (approximate)
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The popularity of Madison’s parks and recreation 
facilities is clearly demonstrated by continued and 
consistent use at near or, at times, beyond the intended 
capacity for which they were designed. Intensive 
use has led to resources often being spread thin and 
patrons being turned away at some facilities. Most 
of Madison’s park facilities and many recreational 
programs are operating over capacity. School and 
recreation basketball courts are overbooked and there 
is frequently not enough room for spectators. There is 
currently not adequate space available for competitive 
swimming and aquatics programs. Soccer facilities 
can handle local demand (at this time) but cannot 

accommodate regional travel leagues, and interest in 
the sport only continues to grow. The last major park 
facility was built in 1997. However, in 2020 the City 
acquired 30 acres of property and 28,000 square 
feet of building space for a future community center 
and other recreational amenities. The City is currently 
working on the design plans for renovation of the 
building, with plans for the open space areas to follow. 
As Madison grows and changes rapidly, prioritizing 
the needs for future recreation facilities and programs 
should be evaluated regularly and actively budgeted 
to better meet the evolving demand.

Table 24. MADISON PARKS & RECREATION FACILITIES INVENTORY - NEIGHBORHOOD PARKS

Park Name Location

Sweetbriar Park 144 Steele Drive

Features Amenity Details Acreage

Open Space NA 3.96 acres

Park Name Location

West Highlands Park 439 Clydebank Drive

Features Amenity Details Acreage

Pond
Picnic Area

Benches
Picnic Tables

2.5 acres

Park Name Location

Westgate Park 276 Pine Ridge Road

Features Amenity Details Acreage

Playground
Picnic Area

Benches
Picnic Tables
Swings
Climbing Structure
Play Structures
Slide
Merry-Go-Round

3.05 acres

Park Name Location

Windsor Parke Park 183 Amsterdam Place

Features Amenity Details Acreage

Playground
Picnic Area
ADA Accessible

Benches
Picnic Tables
Swings
Climbing Structure
Play Structures
Slides

0.5 acres
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Park and Recreation facilities

Dublin Park
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Existing facilities are comprised of 2 community parks, 
special facilities, and 32 neighborhood parks. In 
addition to the existing facilities, the following amenities 
have been identified through previous planning efforts 
or by stakeholders and community members as 
priorities for development over time:

	L Aquatic and basketball facilities

	L More ballfields, to include baseball, softball, soc-
cer, football, and pickleball

	L Multi-use park facilities and a recreation center on 
the west side of Madison

	L New recreational programs to accommodate 
demand

	L Inclusive recreation for special populations

Land for a park and recreation facility in the Limestone 
County portion of Madison is of particular interest as 
development pressure and rising land costs reduce 
property available for acquisition. Other areas currently 
under consideration for new park and recreation 
facility development include County Line Road and 
Rainbow Mountain Nature Preserve, where the need 
for an additional 30 acres has been identified.

The first phase of Palmer Park, one of Madison’s 
largest recreation complexes completed in the 1980s, 
is in need of improvement and a general update to 
its facilities. Fields are flooding, and overuse and 
construction defects have accelerated the need for 
maintenance and repairs. Phases 2 and 3 of Palmer 
Park are currently awaiting funding. 

The Singing River Trail, a new regional greenway, will 
offer residents the ability to travel by foot and non-
motorized vehicle to Huntsville, Athens, Decatur, Triana 
and Moorseville once complete. Connectivity through 
Madison to this trail will benefit both public health 
and wellness as well as support economic vitality 
by providing residents and visitors access to a vastly 
expanded regional greenway network. Additional 
recreational facilities in the form of pedestrian and 
bicycle trails and greenways are discussed in the future 
mobility section that follows.

Dublin Park Pool

Residents recreating in Madison

Kid’s Kingdom
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The City of Madison owns and maintains nearly 
all its parks and recreation facilities except for the 
Rainbow Mountain Nature Preserve, which is owned 
by the Land Trust of Northern Alabama. This non-
profit is dedicated to conserving natural resources and 
preserving vulnerable land for people in the Tennessee 
Valley. Since the late 1980s, when the organization 
was formed, the Land Trust has preserved more than 
7,000 acres of land in five counties throughout North 
Alabama, along with creating more than 70 miles of 
public trails. Rainbow Mountain Nature Preserve offers 
a little over three miles of trails featuring some difficult 
but beautiful climbs due to the rocky terrain. Additional 
amenities include a large pavilion available for picnics 
as well as a playground. In addition, approximately 
one third of the Bradford Creek Greenway is owned by 
the Land Trust but is maintained by the City of Madison 
for its entirety.

Parks provide space for neighborhood residents to 
interact with each other and meet new people. They 
are also great spaces for events and for people to 
engage in recreational activities, thereby fostering a 
sense of community. Studies increasingly show that 
access to nature and open green space is vital to 
human health and is also important to the development 
of a robust economy within a community. Madison’s 
existing parks, open space, and recreation program is 
a testament to just how true this statement is. Growth 
and vitality, coupled with a clear sense of quality of life, 
is no doubt impacted by the abundance of recreational 
amenities available within and surrounding the city. 
Balancing future growth with equitable access to these 
resources will be critical to maintaining this high quality 
of standard of life in the years to come.
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Madison’s earliest residential neighborhoods were 
developed in a semi-connected curvilinear block 
pattern, and its more recent developments followed a 
dendritic pattern. The resulting transportation network 
is characterized by very large super-blocks with 
limited connectivity between neighborhoods. This 
effect became more pronounced as the town grew to 
the north and west, as can be seen by the intersection 
densities represented in the map below.  The average 
intersection density in Madison is 100 intersections 
per square mile, with neighborhoods ranging from 40 
intersections to 180 intersections per square mile. Well-
connected cities average 150 to 200 intersections per 
square mile, with upper levels of 600 intersections per 
square mile.

MOBILITY

Connectivity
Cities and towns were traditionally built on a network 
of streets, typically organized along a rectilinear 
pattern of small blocks. Starting in the 1950s curvilinear 
development patterns with larger blocks became more 
prevalent, and in the later decades of the century most 
development followed a dendritic pattern, with only 
one or two access points to higher volume streets and 
a high percentage of dead-end cul-de-sac streets.  This 
lack of neighborhood connectivity contributed to traffic 
congestion issues with traffic flow concentrated on a 
few connector streets, and made walking and biking 
from neighborhood to neighborhood or across town 
much more difficult. 

Connectivity and Intersection Density
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Traffic Conditions
Traffic flow on Madison city streets is relatively 
moderate at less than 30,000 vehicles per day (vpd) 
for four-lane streets and less than 18,000 vpd for two-
lane streets. The exceptions are Highway 72, where 
traffic exceeds 40,000 vpd, and sections of Madison 
Boulevard where traffic exceeds 30,000 vpd. High 
congestion-based delay is evident on Highway 72, 
Eastview Drive near Hughes Road, and at other noted 
locations. Traffic growth in the past five years has been 
moderate or flat (a rate of <2% per year) for most city 
streets except for Old Madison Pike, Highway 72, and 
for County Line Road and many of the collector and 
arterial streets that connect to it.

There are currently 44 signalized intersections within 
the City. Signal timings on corridors are coordinated 
manually in an effort to enable smooth traffic flow, 
but manual timing is very difficult to maintain and to 
adjust as traffic conditions change. 59% of signalized 
intersections have pedestrian signals and call buttons, 
and that will increase to 64% upon completion of 
upgrades to additional locations that are in the design 
phase. A number of intersections have been widened 
with turn lanes in response to traffic backups, but wider 
intersections and especially channelized right turns 
can become a barrier to safe and inviting pedestrian 
crossings. 

Another effective measure of street connectivity is block 
size. Block lengths of 250 feet to 800 feet enable 
neighborhoods and commercial areas to be more 
walkable for pedestrians. In Madison, smaller block 
dimensions are roughly 2,000 feet in length, with the 
larger blocks stretching out nearly 8,000 feet in length. 
- nearly ten times the length considered walkable. This 
creates an environment that feels inhospitable to the 
average walker or cyclist, and has had far-reaching 
implications on multi-modal connectivity as Madison 
has continued to develop over the years

Many cities and towns, including Madison, have 
taken steps to improve street connectivity by updating 
development standards to require more local and 
collector street connections in new neighborhoods, and 
by pursuing new street connection capital projects with 
local or federal/state funds. Geographic features such 
as Rainbow Mountain and the Mill Creek floodplain 
create natural barriers to connectivity, but the City 
continually looks for opportunities to improve or add 
potential collector and arterial connector routes to 
facilitate evenly dispersed traffic flow and to enable 
better-connected new development.

Intersections: before and after 
channelized turn lane construction



62MADISON’S PRESENT—THE LOCAL ECONOMY

The City has recently constructed roundabouts at two locations as an alternative to signalized intersections or all-
way stops. Roundabouts have the added benefit of reducing vehicle speeds and drastically reducing crash rates, 
and single-lane roundabouts are especially critical to providing safer crossing experiences for pedestrians.

In order to correlate future land development growth 
with expected changes in traffic flow and conditions, 
the travel demand model for the city will be updated 
to reflect projected residential, commercial and 
institutional growth plans from this comprehensive 
planning effort. New traffic counts were conducted on 
primary streets in April 2022 to populate and calibrate 
this model. Count locations are indicated on the map on 
the following page. Additional counts in the Limestone 
County portion of Madison were completed by the 
City earlier in the year and have also be integrated in 
the planning effort.

Roundabout construction at Balch and Gillespie Roads
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Select traffic count locations and reporting taken during spring of 2022
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Multi-modal Facilities
The sidewalk coverage in the city is fairly robust with the exception of 
subdivisions built between 1940 and 1990. The current citywide walkscore 
of 17 (out of 100) is based on the scoring process emphasis on the walking 
distance from residences to key amenities that a typical person needs 
on an average day. Uniformity of single-family residential and lack of 
neighborhood commercial development is the biggest factor in this measure 
of walkability. 

Source: walkscore.com

Madison’s walkscore results
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The map on the following page illustrates the current network of sidewalks 
and greenways present in Madison. It also indicates 15-minute walksheds 
around existing schools. Most city schools are located in or near 
neighborhoods that have limited sidewalk connectivity. Delineating school 
walksheds and areas with higher walkability scores is useful for planning 
future pedestrian and bicycle facilities.

By comparison, the Strava heat map shows where there is higher walking, 
running and biking activity in Madison. Most of the activity is focused on 
the greenways, sidepaths, and on low-traffic neighborhood streets. The City 
of Madison has been truly successful at implementing new greenway and 
sidepath construction. The city has over 15 miles of existing greenway and 
sidepath facilities, boasting more miles of facilities per capita than nearby 
Huntsville and other comparable cities such as Chattanooga and Raleigh. 
Many of the greenways follow creeks that flow from north to south, and 
newly constructed sidepaths are similarly oriented, resulting in a general 
lack of east/west connectivity for walking and biking in the community. This 
mirrors similar vehicular travel challenges.
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Existing bicycle/pedestrian infrastructure
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Transit
There is currently no fixed-route transit service in 
Madison, but on-demand paratransit service is 
available to riders with disabilities through the Madison 
Assisted Ride System (MARS).  There is also no access 
to bicycle or scooter sharing services.

Strava heat map for Madison bike/ped use; the darker the red line, the higher the use

Madison Assisted Ride System (MARS)
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How land in Madison is used and developed has 
impacts on nearly every aspect of community life. The 
drivers of change may be local, regional, national, or 
even global.  They may be related to market forces, 
jobs, community amenities and facilities such as schools, 
government policy, or cultural practices. Drivers may 
also be independent or interrelated, simple or complex. 

Land use patterns impact the everyday life of Madison 
residents. Changing land use patterns influence property 
values, housing availability and cost, employment and 
shopping opportunities, travel time to destinations, and 
personal health. Changing patterns also impact the 
visual quality of Madison and the connectedness and 
cohesiveness of its sense of place.  Regardless of the 
driver, though, one thing is for certain: how Madison 
and its land use patterns change over time will have 
a direct impact on the cost of housing, infrastructure, 
and services as well as the community’s ability to 
provide safe, efficient, and adequate facilities, schools, 
transportation, utilities, and services.

GLOBAL, NATIONAL, AND 
REGIONAL TRENDS

There are many global, national, and regional trends 
with the potential to impact Madison’s future. What 
follows is a brief discussion of some of the most 
important drivers at this time that must be considered 
as part of the Madison on Track 2045 comprehensive 
planning process.

The United States is undergoing significant demographic 
shifts.  After being one of the most rapidly growing 
industrialized countries in the world, the US is now 
facing unprecedented growth stagnation. In addition 
to stagnation, during 2019 in that pre-pandemic year, 
fewer people changed residence in the US than at any 
time since 1947.  The national population is continuing 
to age with the under-18 age group actually declining 

MADISON’S FUTURE
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nationwide from 2010 to 2020.  While population 
continues to increase in Madison and the region 
including youth less than 18 years of age, this is largely 
due to immigration.

Land use patterns in many urban and urbanizing areas 
across the country are changing. A new focus on the 
interrelatedness between land use, mobility, health, 
housing affordability, and economic resilience is driving 
much of this change. The following land use trends are 
perhaps some of the most relevant to Madison.

Housing
Good housing that is affordable to service workers, 
government employees, and young professionals is 
difficult to find in many urban areas. Some communities 
address affordability through a concept referred to as 
“missing middle” housing.  Missing middle housing 
refers to a range of housing types in the medium (or 
middle) density category. Such types include (but are not 
limited to) duplexes, triplexes, quadplexes, courtyard 
apartments, bungalow courts, and residential units 
above shops and workplaces. Accessory dwellings 
may also fall into this category. As the population ages, 
missing middle housing may provide opportunities for 
residents to age within their neighborhoods. In addition, 
younger generations appear to be less enamored with 
suburban housing and suburban densities than older 
generations, and trend reports from both real estate 
and building industries both indicate this age group 
is often attracted to smaller dwellings on smaller lots 
and a growing preference for rental opportunities over 
homeownership.  
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By 2030, all Baby Boomers will be older than 65. By 
2034, those 65 and older will outnumber children for 
the first time in U.S. history.  As the population ages, 
many seniors move out of their large family homes 
into areas where there is access to arts, culture, 
entertainment, restaurants, and healthcare, and where 
there is choice in mobility.   Still, another trend being 
watched across the US and Europe is increased interest 
and demand for multi-generational housing options. 
Rising prices, not enough inventory for different 
lifestyles, and the need for more affordable elder care 
and childcare make such housing an attractive option 
for some families. Local land use policies and codes 
that restrict housing types and families per household, 
however, can be roadblocks to the creation of multi-
generational housing. 

Another trend in housing is leased single-family 
detached developments also known as build-for-rent 
homes. This housing choice is a hot market in many 
areas. The nation’s largest homebuilders are taking 
advantage of that market. For example, in July 2021 
Pulte Homes announced it had a deal to build and sell 
roughly 7,500 homes to Invitation Homes. DR Horton is 
also building apartment complexes and single-family 
rental home communities. It estimated that this part of 
their product would generate more than $700 million 
in revenue in 2021. With such earnings, the company 
announced it plans to increase its rental business by 
more than $1 million. Still another company, Lennar, 
says it plans to spend more than $4 billion to buy 
single-family homes and townhomes being built and 
rent them. 

Older Adult Population Projections: 2020 to 2060
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Household Arrangements of Americans (ages 23-38)

Build to Rent Construction Trends (single family homes)
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Mobility
City building during most of human history focused on 
tight, core villages, towns, and cities, where all needs 
could be met traveling by foot, cart, or horse. Such urban 
centers were often surrounded by agriculture and forest 
resources and separated from each other by miles. This 
pattern can still be seen on every inhabited continent 
except Antarctica; however, in the comparatively 
young United States there are far fewer examples. The 
U.S. pattern of development often leads to regional and 
interstate megalopolises where cities abut each other 
with little distinction regarding lines of jurisdiction. This 
has become the case between Madison and Huntsville. 
Outside very large and dense megalopolises such as 
New York, Boston, and Chicago, the dense pattern of 
development has been built almost entirely dependent 
on personal automobiles. Walking, cycling, and 
even transit, where it exists, is at best an afterthought. 
While Madison will continue to be an auto-centric 
community, citizens today, especially young people 
and increasingly older citizens are demanding more 
choice in how they move around. Multimodal networks 
are also more equitable allowing those who cannot 
drive, as well as those who prefer not to, to move around 
the community and accomplish daily and routine tasks 
independently. During the 2000s, health experts began 
weighing in on local debates regarding mobility, 
strongly advocating for non-motorized transportation 
options as one way to deal with the obesity, diabetes, 
and cardiovascular disease epidemic. Expanding 
multi-modal transportation requires changes to many 
features including sidewalk widths, connectivity 
requirements, access standards, parking, and compact 
urban nodes with a solid mix of uses that encourage 
walking and cycling for transportation.

Many cities from Paris and Stockholm to Melbourne, 
Australia, and Portland, Oregon have embraced a 
concept called “The 15-Minute City.” This approach 
of community building calls for most services and 
amenities to be within a fifteen-minute walk, cycling, or 
transit trip. It is a decentralized approach to city growth 
focused on transportation choice, reducing carbon 
emissions, and allowing for more robust and energetic 
community centers. Such multi-purpose neighborhoods 
are different than typical zoning that separates uses 
and results in fragmented development, sprawl, and 
excessive automobile use.

Mixed-use and Form-based Zoning
The earliest plans for cities in the U.S., such as 
Savannah, Georgia, Williamsburg, Virginia, and 
Boston, Massachusetts generally relied on short 
blocks, interconnected streets often at least partially 
on a grid, and a mix of business, housing, institutional, 
and government uses. After the Standard State 
Zoning Enabling Act of 1922 and the Standard City 
Planning Enabling Act of 1928 were created as 
models for local government by the U.S. Department 
of Commerce, state governments adopted the acts and 
local governments began the planning and zoning 
that mandated separated uses. The streetcar and then 
the automobile made moving out of the city possible 
and heavy promotion of the suburban lifestyle made 
it popular. That trend really ramped up after World 
War II and the creation of the nation’s interstate system. 
Recently, however, there is renewed interest in mixed 
uses with less emphasis on use and more on form. 
Such codes are referred to as form-based codes or 
hybrid codes where form and use are both important. 
Where implemented, these land use policies and code 
frameworks allow development to occur at a scale 
and character more reflective of historic development 
patterns and allow for the mixing of uses that many 
younger – and older - generations are finding more 
desirable. These frameworks also allow for greater 
community expression of character by focusing on 
design aesthetic and performance standards rather 
than use restrictions.

The 15-Minute City
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Cities around the world are 
recognizing the benefits of a 
robust tree canopy and a greener 
approach to urban planning, as it 
has the potential to lower urban 
temperatures, mitigate air pollution, 
and build natural environmental 
resilience. World Economic Forum’s 
Global Agenda Council on the Future 
of Cities has included increasing 
green canopy cover in its top ten 
list of urban planning initiatives.

The result has demonstrated both enhanced quality of 
living and enriched physical and mental health. Studies 
completed by C40 show that polluted air causes 
almost 4.5 million premature deaths a year, and in 
particular afflicts children with conditions such as 
asthma. Urban forest areas, when properly designed, 
can help improve air quality, demonstrating the need to 
distribute trees within urban areas in a way that avoids 
reinforcing inequalities in health outcomes. World 
Health Organization guidelines suggest that green 
spaces may also help to improve mental health. A 
study in London found that for every one-unit increase 
in the density of trees per kilometer of street, the number 
of antidepressant prescriptions fell by 1.18 per 1,000 
residents. With regard to physical health, WHO 
research estimates that between 23 and 25 percent of 
global disease could be avoided through management 
of green cover. Several studies suggest that green 
space reduces premature mortality rates.

Other national mobility trends Madison will need to be 
aware of include:

	 Less need to travel. Robust, well-planned multi-
modal options will not eliminate the automobile 
but they should result in a general decrease in 
automobile use for short trips. 

	 Electrification. Deloitte reports that it is estimated 
that in 2030, electric vehicles (EVs) will represent 
about 32 percent of the total market share for new 
car sales globally. Accommodating and even en-
couraging both hybrid and EVs will require a shift 
in parking standards and fuel stations.

	 Connectivity and automation. Also in 2021, De-
loitte research indicated that by 2040, up to 80 
percent of passenger miles traveled in urban areas 
could be in shared autonomous vehicles. Within 
the Madison region, development of autonomous 
vehicles will be led by major technology-based 
corporations and by technology-based start-ups.

Sustainability and Resilience
Cities across the U.S.  and further away such as 
Singapore, Kukuoka, Japan, and Adelaide, Australia 
are using a “smart and sustainable buildings and 
infrastructure” approach to city building. This approach 
focuses on reducing energy consumption in the 
construction and operation of buildings.  It is often 
focused on smart adaptive reuse as well as green 
building principles such as LEED and WELL.

As part of this movement cities are also being planned 
and designed specifically for people, with ‘green’ 
streets, new corridors, and public spaces as centers of 
social life. Green public spaces entail:

	 A large number of trees;

	 Creation of more and larger public parks and 
nature-based solutions in the urban environment, 
fostering a closer connection to nature even in 
cities with high population density;

	 More walking and cycling facilities instead of 
car-centric designs and parking areas, with space 
for children and adults to enjoy outdoor activities 
and fostering a sense of security and safety.
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Technology and Information
Technology is constantly shifting. There have been 
advances in the energy sector with solar panels and 
windmills becoming more prevalent in both commercial 
and residential developments. Many ordinances do not 
have standards regulating commercial placement of 
this infrastructure. In March of 2017, Forbes Magazine 
approximated 10 million autonomous vehicles will be 
on the road by 2020. While this did not hold true, it 
is closer than many think.  Many companies like Uber 
and Tesla are testing autonomous passenger vehicles 
while others like Kroger, Starship, and Udelv are testing 
autonomous grocery and hot meal deliveries in select 
communities and university campuses.  This will require 
changes to parking standards and increase the need for 
more drop off lanes, wider sidewalks, and reductions 
in lane widths be considered in updates to code and 
development regulations, which can indirectly benefit 
the multi-modal network and the pedestrian or cyclists’ 
experience.

The nation and the world are in the midst of another 
revolution:  the third major change in communications 
in human history. This revolution was triggered 
by computers and continues today through the 
advancement of broadband services, including 
wireless telecommunications technology. Few cities or 
regions have the potential to lead in communications 
technology, but Madison is one of them. Ensuring that 
all homes have access to the latest technology may 
be a reach for any community since providers are still 
largely private or publicly traded companies. However, 
Madison can encourage and support the integration 
of broadband infrastructure in new residential and 
nonresidential buildings and remove barriers to the 
service within the community whenever detected.

Evolution of energy infrastructure and the Smart Grid
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Industry
Few industries are changing as fast and as dramatically 
as the retail sector. The growth in online sales has made 
headlines for years leading some to predict the demise 
of local retail. Vacant buildings and the closing of 
national retailers such as Stein Mart have made this 
appear inevitable.  However, anecdotal evidence is 
the least reliable scientific data.  The December 2021 
Monthly Retail Trade Report published by the U.S. 
Department of Commerce Retail Indicator Division, 
as reported by Forbes in February 2022, reports that 
2021 was one of the strongest years in retail sales 
history and, for the first time, brick and mortar stores 
grew faster than e-commerce—18.5 percent versus 
14.2 percent respectively. Stores close for a variety 
of reasons. Trends in store size, shopping malls, strip 
centers, and urban design that are contrary to old retail 
formats contribute to the perception that local retail is 
on its way out when local centers deemed too old or 
expensive to refit are shuttered.  

The retail market in Madison is quite healthy, however. 
The City is expected to have a high rate of growth in 
demand for local retail goods and services space. 
This demand will occur mostly in the  food, food 
services operations, and additional miscellaneous 
operations sectors. Growth is projected to be between 
approximately 340,000 square feet and 690,000 
square feet. While that represents only the low to mid-
range size of a regional center, it could mean 50 to 
100 new retail stores in Madison. Small-footprint retail 
has been growing much more quickly than regional 
centers and large-footprint stores; however, the City 
recently approved over 100,000 square feet of 
large-footprint commercial in Town Madison, which 
demonstrates demand for this type of development still 
exists.  In the January 28, 2021 article Small Formats’ 
Big Future in Retail, Progressive Grocer reported that 
smaller store size for all retail is an accelerating trend. 
They define small format grocery stores as 12,000-
25,000 square feet with even smaller footprints in 
urban areas. The small size is, as they report, largely due 
to “a move toward shopping closer to home.”  Small-
footprint stores are also integral members of mixed-
use and neighborhood centers and offer Madison the 
opportunity to encourage more locally owned stores.

Energy
After one hundred years of the same generation, 
transmission, and distribution patterns, the nation’s 
energy industry is on the cusp of a revolution. 
Large generation facilities resulting in regional and 
multistate transmission facilities are being replaced or 
augmented by distributed energy systems. These are 
smaller single-use, and community systems typically 
based on alternative energy sources such as solar, 
wind, geothermal, and wave energy.  Tesla recently 
announced the construction of a neighborhood in 
Austin, Texas, built entirely on renewable energy. The 
barrier to more green energy has been the limitation 
of battery storage, but this is also on the cusp of a 
revolution. Research at the University of Alabama 
Huntsville is helping to lead that transition. In October 
2021, NASDAQ reported that “Solar energy costs 
have plummeted to a point where solar is now not 
just the cheapest energy source in the world, but the 
cheapest energy source in the history of humankind.”  
Madison has the opportunity to become a model for 
distributed energy, especially on the West Side where 
electric capacity may be less certain due to a lack 
of infrastructure. Proactively encouraging distributed 
energy by removing barriers within codes and other 
policies and anticipating new and evolving energy uses 
in areas appropriate to accommodate it is an important 
consideration for Madison.
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OUR FUTURE, OUR CHOICE

Density, mixed uses, mobility and housing choice, 
connectivity, infill, redevelopment, proximity to jobs, 
retail, and services, and distributed energy together 
create patterns of smart development. With more than 
60 percent of its population having a bachelor’s degree 
or higher, as measured by the U.S. Census Bureau 
between 2016 and 2020, Madison is one of the most 
highly educated places in the U.S. Madison has the 
opportunity to become a center of smart development, 
too, as it re-imagines its future for growth and change.

The planning process to date has looked at Madison’s 
history and the community’s present characteristics, 
informed by robust conversations with key stakeholders 
and the public on where past and present intersect to 
create Madison’s future. While that future is squarely 
influenced by past and present trends, what the 
community wants and desires for Madison’s future 
is part of this complex equation. There are many 
considerations and competing interests that will drive 
the next phase of this plan; this section explores some 
of the questions that must be considered in light of the 
many options for Madison ahead.

Considerations for Madison’s Future
At its core, the Madison on Track 2045 Comprehensive 
Plan boils down to what Madison will look and feel like, 
and how it will function as a community, 20 years in the 
future. The plan will guide future decisions about where 
people will live, what they will do to make a living (and 
where), how they will move about the community, and 
how their quality of life will be defined. 
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In considering this, one must ask questions of Madison’s 
future and weigh responses from a variety of input 
sources that sometimes differ:

	 What the desired density and intensity of develop-
ment in Madison really is?

	 How Madison can most effectively accommodate 
a wide range of current and future residents - 
young professionals, families, and seniors?

	 How much of the anticipated demand for housing 
should be built in Madison proper, where that 
additional housing should be located, and what 
types of housing should be built?

	 Where additional commercial development should 
be located and what should it look like?

	 Where additional industrial development should 
be located, and what type of industry should the 
City aim to attract?

Opportunities to Explore
Madison has made some progress in recent years in 
addressing the need for a broader range of housing 
types. For example, the 2010 Growth Plan Guiding 
Principles stated:

“There is a great deal of housing variety, but within a 
very narrow range. That is, there is a lot of single-family 
detached stock at a very broad range of price points, 
sizes, and styles. However, outside of that housing type, 
there is little variety to accommodate empty-nesters, 
folks looking to downsize, or other residents who may 
be more interested in renting.”

New multifamily and assisted and independent living 
complexes have increased choice, but residential 
Madison is, for the most part, still predominantly 
single-family detached housing. Most of the land in 
Madison is developed or already entitled to develop. 
Still, opportunities to expand the range of housing 
types exist as part of new development or redeveloped 
older sites. The Market and Economic Assessment 
report completed as part of this planning process 
indicates there will be ongoing significant demand for 
multifamily and single-family attached housing within 
the next decade, although some of this demand is 
already being addressed through existing entitlements 
(as of June of 2022).

One recent project, The Avenue Madison, is an example 
of what can be done even within the oldest part of the 
City. This mixed-use project includes 190 high-density 
housing units that are currently at capacity with a 
waiting list. Demand for units within the project has been 
highest for studio and one-bedroom units, with many 
of the residents being young professionals and empty 
nesters. If confirmed in other new multifamily complexes 
like those near Toyota Field, this trend indicates that 
concern over such housing types overwhelming school 
capacity may be  misplaced. Embracing the demand 
for housing choice would allow the City to be a leader 
in the region in missing-middle housing, low-scale 
multifamily (20 units or less) housing, and retirement 
housing. Age-restricted housing, in particular, could be 
a way to densify some areas without creating a school 
burden.

Continuing to build housing that is accessible to goods, 
services, recreation, entertainment, and jobs only by 
private automobile will only reinforce the traffic and 
congestion concerns repeatedly voiced by residents. 
Anecdotal reports, stakeholder conversations, and 
the community-wide survey indicate a steady and 
growing demand for walkable communities where 
residents can accomplish at least some of these tasks 
without an automobile. This means more mixed-use 
buildings and mixed-use neighborhoods, such as The 
Avenue Madison and The Villages at Oakland Springs, 
should be the predominant pattern for new growth. The 
redevelopment of underutilized or outdated commercial 
sites to infill mixed-uses in existing developed areas 
will also be key in expanding opportunities for greater 
connectivity and more “complete” neighborhoods, 
as the 15-minute city concept highlights. Alternately, 
identifying and requiring interconnectivity between 
separate existing residential and commercial areas 
would be a marked improvement in mobility.
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rely on redevelopment to create opportunities for 
change. Despite mainly being built out, the City has 
many locations where infill development could occur. 
However, public concern and utilities may make such 
places challenging to develop with new patterns or 
uses. Also, many developers, especially of single-family 
detached housing, prefer larger, cohesive sites where 
they can build larger neighborhoods. Redevelopment 
sites can prove challenging for developers who like 
undeveloped “greenfield” locations, and these sites 
may also come with environmental issues that can make 
them more costly to develop and inappropriate for 
housing at the ground level. These sites may, however, 
be acceptable for mixed-use and non-residential 
projects. 

While proximity to Huntsville and Redstone Arsenal is 
a growth driver for Madison, it also challenges non-
residential growth. Competing for high-tech research 
and development jobs and large-scale industrial 
growth is difficult but not impossible. Traditionally, jobs 
have gone to Huntsville and the Arsenal, while much 
of the housing for the people filling those jobs has 
gone to Madison. In addition, until recently, the jobs 
attracted by the Arsenal had security needs that being 
in a secure facility only solved. However, the Arsenal’s 
creation of Redstone Gateway, a master-planned 470-
acre industrial and commercial center located between 
the main gate and I-565 changed that.

Established housing patterns themselves may present 
constraints. For example, Madison is primarily a 
single-family-detached-housing city. More housing 
of that type, typically targeted towards families, puts 
pressure on schools but generates only modest tax 
revenue that may not offset public costs for schools and 
city services. Also, demand for higher density housing 
driven by land cost, stage of life, and a desire to live 
in more compact neighborhoods connected to nearby 
shopping, restaurants, and entertainment may mean 
Madison loses rooftops to Huntsville and other cities 
expanding options for mixed-use and mixed-residential 
developments.

Growth options are also constrained within Madison 
by the Huntsville International Airport. While this 
airport serves the region and its location adjacent 
to Madison—it makes the City attractive to frequent 
fliers and businesses that depend on air service—it 

There is also the potential for significant demand 
for new office and industrial space in Madison. The 
projected range of demand over the next decade 
is wide: 1 to 6.5 million square feet. While there are 
infill opportunities within established industrial centers, 
the West Side presents perhaps the best opportunity 
to grow Madison’s industrial base. Increasingly, 
however, industrial growth is a regional venture.  While 
industries have long looked to regions for labor, they 
are now looking for additional resources such as 
the 227-megawatt solar farm constructed by TVA in 
Muscle Shoals to offset 100% of the energy needs 
of the Facebook data center in Huntsville. The new 
$2.3 billion Mazda-Toyota plant, also in Huntsville, 
is expected to spur growth in the supply and support 
chain throughout the region and the West Side of 
Madison is its nearest neighbor. Many opportunities 
exist for Madison to attract industry, provided adequate 
services and infrastructure are available.

Constraints to Address
Just as Madison has opportunities for future growth 
and positive change, existing constraints will impact 
this potential. Constraints are quite common anywhere 
growth and change are happening. Recognizing and 
accounting for these constraints is crucial for plan 
implementation.

Perhaps the most significant constraint for growth is 
that Madison is entirely encircled by Huntsville, limiting 
opportunities for expansion through annexation. 
Furthermore, the West Side has many unincorporated 
pockets of land that could and should become part 
of Madison at some point, but several places present 
opportunities for annexation into Huntsville that would 
further complicate an already checkerboard boundary 
between the two cities. Such complicated boundaries 
present challenges to the cost-effective and efficient 
provision of services.

Most of the land within Madison is already developed 
or entitled to development patterns approved through 
subdivision approvals, though large agricultural 
parcels and unincorporated areas comprise about half 
of the land in the Limestone County portion of Madison 
and the immediate vicinity. The lack of available tracts 
of land limits opportunities for new development sites 
to address changing land use priorities and housing 
demand. As a result, Madison will increasingly 
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also comes with impacts that constrain growth. Such 
impacts include noise exposure, hazards (although 
rare) associated with aircraft take-off and landing, and 
requests to limit land use and structure height that, if 
followed, impact a large amount of land on the West 
Side. Balancing the need for safety and convenience 
will be an ongoing challenge.

Other development constraints include floodplains and 
access to utilities. Although FEMA does allow certain 
development within the floodplain, any action that 
results in an increase of base flood elevation for a site 
can increase the flood profile elsewhere. Cities across 
the country have experienced shifting floodplain 
contours due to such development. Where this has 
occurred, developed sites—often housing sites—which 
have never faced flood risk before may suddenly be 
inundated, incurring uninsured losses.

Infrastructure may also be a growth constraint. From 
old agricultural roads on the West Side insufficient 
for suburban or urban development and near- or at-
capacity roads within and adjacent to Madison, traffic 
congestion is a headache to current residents and a 

barrier to future growth. Concerns over school capacity 
and the cost of building new schools have been cited 
repeatedly as a reason to limit growth. While most 
utilities can handle growth, electrical capacity issues 
on the West Side may limit industrial opportunities. 
The lack of non-motorized transportation access 
between neighborhoods and between residential and 
commercial areas and places of employment that are 
increasingly important to quality of life may impact 
Madison’s attractiveness to future residents the City 
hopes to attract. Checkerboard patterns of municipal 
boundaries also hamper efficient extension of all 
infrastructure critical for good growth.

Huntsville International Airport Master Plan
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WHERE DO WE GO FROM HERE?

Possible Growth Scenarios 
The next phase of the planning process will explore how the City of Madison may evolve in the next 20 years 
considering three distinct growth scenarios forecast in Part Two of this profile (Madison’s Present) and taking into 
consideration the local and national trends impacting the region as well as opportunities and constraints identified 
in this section. 

Growth Scenarios

2030 Low Growth 2030 High Growth 2045 Plan Horizon

Residential 4,000 units 7,700 units 11,500 units

Retail Commercial 340,000 sq. ft. 690,000 sq. ft. -

Office Commercial 1 million sq. ft. 6.5 million sq. ft. -

Industrial 2.5 million sq. ft. 5 million sq. ft. -

These demand-based growth scenarios reflect the projected population through 2030 considering a low growth 
rate of 1.0% resulting in 71,467 residents by 2030; a high growth rate of 3% (reflecting existing trend lines) 
resulting in 76,371 residents by 2030; and a plan horizon build-out reflecting a low growth rate (1%) and resulting 
in an anticipated 82,971 residents by 2045. Each scenario was explored in detail with members of the public as 
part of the Madison on Track 2045 community planning week activities. Residents were asked to anticipate, using 
blocks reflecting the type of development (residential, commercial, industrial) and scale/intensity of development 
(low, medium, and high-density residential; neighborhood commercial; general retail; parks and institutions; etc.) 
to illustrate where development should occur in order to accommodate the growth anticipated. The feedback from 
this exercise will be integrated into a series of maps reflecting growth potential and preferred development patterns 
for the public to consider and select a preferred scenario for further exploration as part of this plan’s finalization. 

Scenarios will also consider elements of a supply-side growth approach, recognizing the amount of available 
and developable land in Madison is limited and existing regulations direct where and how much growth can 
occur today. Balancing the range(s) of potential growth with the realities of Madison’s physical and geopolitical 
landscape and the preferences of the community will result in a preferred scenario that reflects the community’s 
core values while understanding the fiscal implications of the outcome.
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The 2010 Growth Plan defined key development 
areas as “areas that represent parts of Madison that 
were most likely to change over the planning period 
or where change was most desired.” Once identified, 
these Key Development Areas were planned at a higher 
level of detail than other parts of the City during the 
2010 planning process, the outcome of which provided 
direction on future investment and land use decisions 
for each focal area.

Evolution of Key Development Areas
The evolution of existing identified key development 
areas will play an important role when considering 
how potential growth scenarios will impact Madison’s 
future. These areas serve as potentially the greatest 
opportunities to accommodate necessary and 
anticipated growth in a manner that reflects the 
preferences and values of the community. 

Madison’s key development areas were first identified 
in the 2010 Madison Growth Plan and included:

	 The Highway 72 Corridor

	 Old Madison Pike Corridor

	 Midtown Madison

	 County Line Road Connector

	 South of I-565/East Madison

	 Western Growth Area

Key development areas from the 2010 Growth Plan
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As the plan begins to contemplate future growth 
opportunities and the land use policies required 
to implement the overall plan vision, these key 
development-turned-opportunity areas emerge as 
catalyst points within the Madison community. Based 
on preliminary analysis, adjustments to many of the key 
development areas is warranted. The map that follows 
loosely represents the revised opportunity areas 
recommended for consideration, which will be explored 
further as part of the future land use component of the 
Madison on Track 2045 comprehensive plan.

As time has passed and housing and market conditions 
have evolved, the needs of the Madison community have 
changed and the originally identified key development 
areas are primed for re-evaluation. In considering 
current market trends, the opportunities and constraints 
present, evaluating existing land use and development 
patterns, and upon hearing from stakeholders and the 
public on specific neighborhoods and areas within 
Madison that reflect good development practice or are 
primed to receive additional development thoughtfully, 
a re-imagining of these key development areas has 
slowly taken shape. Many of the places identified 
are within the current key development areas and 
reflect positive development shifts in alignment with 
the opportunities present in Madison and previously 
discussed in this component of the profile.

Key development area evolution


