
M O N I C A C A L L A H A N

Housing That  Fi ts :
U S I N G  P L A N N I N G  &  D E S I G N  T O C R E AT E  
C O N T E X T- S E N S I T I V E  C O M M U N I T I E S



FACTS  

Founded in 1809 (217 years)

5200 population / 2250 housing units

40 year preservation track record

> 25% are 50+ & > 10% are designated

Madison: 
C O N T E X T- S E N S I T I V E  H O U S I N G  
I N  A H I S T O R I C  S M A L L T O W N



TRADITIONAL context



FEAR of disrespect of context



loss to McMANSIONISM



erosion of NATURAL CHARACTER
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FACTS

50% owner-occupied

average - $421,000 home value / $1421 rent

$59,636 median income (3x issue)

15% poverty rate



REAL CONCLUSIONS  

Core stabilized, values rising 

Private market not addressing needs

Madison: 
C O N T E X T- S E N S I T I V E  H O U S I N G  
I N  A H I S T O R I C  S M A L L T O W N

“In rural communities, the most affordable unit 
is the one already on the ground.” Madison 
understood this early — and built from it.



Where It Already Fits

RETENTION & STABILITY
 Assess housing conditions
 Evaluate impact of zoning changes



In-Scale In-fill

DEMOLITION & INFILL
 Engage in selective demolition
 Don’t rule out stabilization and infill with 

modern zoning rewrites



SHARED STRUGGLES
• Rising costs 

• Limited supply 

• Mismatched housing types 

• Community concerns about 

compatibility

Right-Sizing

TRANSFERABLE FRAMEWORK:

 Diagnose context

 Right-size housing types

 Apply design + compatibility tools

 Implement with confidence



SHARED PRINCIPALS
• Design matters 
• Context matters 
• Compatibility is achievable 
• Tools already exist

Right-Sizing

“Every community needs more housing — but 
every community does not need the same
housing.”

TRANSFERABLE FRAMEWORK:

 Diagnose context

 Right-size housing types

 Apply design + compatibility tools

 Implement with confidence



WALKER ROSE LANE
• COMMUNITY-INITIATED DEVELOPMENT – SINGLE-FAMILY (7)
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Small Packages

OLD IS NEW AGAIN
 Lower minimum square footage
 Allow downtown/mixed use living 

(allowed on ground floor - %)
 Allow a range of ADUs

Accessory Dwelling Units



THE ANCHORAGE
• MIXED UNIT (NOT USE) DEVELOPMENT – 36 UNITS
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COTTAGE COURTS



CLUSTERED DEVEOPMENT



ARTISAN VILLAGE



WELLBRIDGE / VITALITY LIVING



CARMICHAEL COMMONS
• LIHTC – BLENDED INCOME HOUSING (60)







CARMICHAEL COMMONS
• LIHTC – BLENDED INCOME HOUSING (60)

MONTHLY
RENTS

# of UNITSAMI
RESTRICTION
S

UNIT TYPE

$5302LIHTC 50%1 Bedroom

$6405LIHTC 60%

$6751Market Rate

MONTHLY
RENTS

# of UNITSAMI
RESTRICTIO
NS

UNIT TYPE

$6056LIHTC 50%2 Bedroom

$72523LIHTC 60%

$7503Market Rate

MONTHLY
RENTS

# of UNITSAMI
RESTRICTION
S

UNIT TYPE

$6454LIHTC 50%3 Bedroom

$76514LIHTC 60%

$8002Market Rate

The rent is based on a percentage of the Annual 
Median Income (AMI) for Morgan County as set 
by the US Department of Housing and Urban 
Development (HUD).   The base AMI for a 
household was $64,011 for 2020.  

The AMI varies based on household size and can 
cause the qualifying income to vary.     



PRIOR FARMS
MARKET RATE – HOUSES (40)







SILVER LAKES COURT
• LIHTC – SENIOR APARTMENTS (44)



SILVER LAKES COURT









TAKEWAYS
• Invest in existing units
• Restore traditional density
• Unlock land for future infill 
• Facilitate alternative subdivisions, 

congregate options, and desired 
housing forms

Right-Sizing

“Context-sensitive housing is not about saying 
no. No is too easy — it’s about building the right 
housing in the right places.”

TRANSFERABLE FRAMEWORK:

 Diagnose context

 Right-size housing types

 Apply design + compatibility tools

 Implement with confidence
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