Planning & Economic Development Department
100 Hughes Road
Madison, Alabama 35758
Planning Commission Staff Report
Date:

October 21, 2021

Project:

Halsey Properties (Master Plan Amendment 2021-001, Annexation 2021005/Zoning Map Amendment 2021-009)

Applicant:

Tennessee Valley Communities, LLC

Property
Owner:

Cecilia Halsey

Location:

Northwest of Hardiman Road, East of Segers Road)

Request Summary
This is a request for the annexation of 118.2 acres and to zone the property RC-2 (Residential
Cluster District No. 2) and AG (Agriculture) upon annexation. The proposed zoning will require
an amendment to the West Side Master Plan (WSMP) Vision Map.

Motion to:
A. “Approve Resolution 2021-PC-001 for a Master Plan Amendment (MP2021-001) to the
WSMP Vision Map to reconfigure the PNA (Parks & Natural Area), MRC (Mixed Residential
Conservation) and MR (Mixed Residential) place types and add CF (Community Facilities),”
and
B. “Approve the Annexation of Halsey Properties (ANN 2021-005) and forward to the City
Council for adoption,” and
C. “Approve the Zoning Map Amendment for RC-2 and AG, and forward to the City Council for
adoption.”
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Project Request
This is a request for annexation, zoning and an amendment to the West Side Master Plan Vision
Map. The overall property consists of 118.2 acres.
Annexation
All of the subject property is located in unincorporated Limestone County and is proposed for
annexation to the City of Madison.
Zoning Map Amendment
The applicant is requesting to establish zoning of RC-2 and AG upon annexation. The AG zoning
would apply to 17.14 acres for an elementary school site. The RC-2 zoning is requested for the
remainder of the property, 101.06 acres. A set aside of 20 to 40 percent of the total acreage of a
property is required with an RC-2 zoning request. The applicant plans to develop the property
with 201 lots for single family detached dwellings and preserve 24.34 acres of open space that
will provide a 24.08 percent set aside. The majority of the open space will be in a centrally located
area that will include a clubhouse for the development and walking paths that will be open to the
public. A development plan is required with any request to rezone property to RC-2, and the
one submitted for this project is provided below and shows four product types, as summarized
in the following table. The overall density for the RC-2 zoned area is 1.99 dwellings per acre.
Product Type
Estate Home Sites
Large Home Sites
Medium Home Sites
Cottage Home Sites
Total

No. of Lots
6
43
57
95
201

Min. Lot Size
21,865 sf
14,250 sf
9,941 sf
8,004 sf
na

Expected Unit Size
Min. 5,000 sf
3,000-4,000 sf
2,500-3,500 sf
2,000-3,000 sf
na

Expected Price
Min. $1,000,000
$550,000-$800,000
$450,000-$600,000
$400,000-$500,000
na
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The development will include the extension of Halsey Drive from Hardman Road to the west
property line of the subject properties. The proposed extension will be a two-lane drive with a
divided landscaped median.

Master Plan Amendment
The applicant is requesting to amend the WSMP Vision Map by modifying the PNA (Parks and
Natural Area) and MRC (Mixed Residential Conversation) place types north of Halsey Drive, the
PNA and MR (Mixed Residential) place types south of Halsey Drive, and changing a portion of
the PNA/MRC place type to CF (Community Facilities).

General Information
Background: Not Applicable.
Future Land Use, Zoning, and Existing Land Uses:
TABLE 1
Location
Subject Site

North of Subject Property
East of Subject Property
South of Subject Property
West of Subject Property

LAND USE AND ZONING INFORMATION
WSMP Vision Map
Zoning
PNA (Parks & Natural Area),
Limestone County
MRC (Mixed Residential
Conversation) & MR (Mixed
Residential)
PNA & MRC
Limestone County,
AG (Agriculture)
PNA, MRC & SSF
R-2 (Medium Density
Residential), AG
PNA & CF
SSF, PNA, RTA (Rural
Transition Area)

Limestone County
Limestone County &
AG

Existing Land Use
Estate home

Single large lot
residential
Single-family
subdivision,
farm land
farm land
Single-family
dwellings, farm land
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Conformance with Long Range Plans:
1. Future Land Use Map
This area was not included in the City’s Future Land Map.
2. West Side Master Plan
The WSMP Vision Map shows the subject properties are overlaid with three place types:
PNA, MRC, and MR. The approximate area of PNA is 55.51 acres; MRC 26.94 acres; and the
MR is 35.75 acres. The applicant is requesting adjustments to the PNA and MRC place types
north of Halsey Drive; adjustments to the PNA and MR place types south of Halsey Drive;
and changing a portion of the PNA/MRC place type to CF (Community Facilities). The
approximate area of the new boundaries of the place type are: PNA 24.32 acres and MRC
38.70 acres. The area of MR did not change significantly with an area of 38.04 acres. The
area of the CF place type will be 17.14 acres. The maps below depict the requested changes.

The West Side Master Plan recognized that from time to time it may be necessary to shift
the borders of a place type or a particular place type may grow or shrink, or an area shown
as one place type may develop as another. In such cases, the West Side Master Plan offers
six guidelines to follow when presented with a request to amend the WSMP Vision Map.
Staff has used these guidelines to analyze the current request and the results are listed
below
1) New place type applications must be consistent with the fiscal goals of the City
and the ability of service providers and infrastructure, including schools, to
accommodate increased demand.
The proposed development plan indicates the area of residential will increase from
62.69 acres to approximately 76.74 acres. Although this would represent an increase in
developed acres, the proposed density of the project is far below what was envisioned
in the WSMP for this area. The MR and MRC place types anticipate projects with 5 to 18
units per acre, whereas the proposed project has an overall density of less than 2 units
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per acre. Adjusting the density calculation by removing the 6.35 acres that comprises
the proposed east/west collector road still yields a density of only 2.12 units per acre,
which is still well below what was expected, and the project would result in less fiscal
impacts in terms of service provision by the City.
Notably, the proposed project includes two critical infrastructure components: an
east/west road and a new elementary school site. Both of these will allow the City and
School District to better accommodate increased demand and maintain service levels.
The Development Plan shows Halsey Drive being extended to the west property line of
the subject property. This will leave an approximately 338 foot gap to Maecille Drive,
which the City plans to acquire as right-of-way, to connect the road to Segers Road. This
extension will provide an east-west connection from Hardiman Road to Segers Road
consistent with the WSMP and the City’s Transportation Master Plan. The proposed
school site is expected to be acquired by the School District with the elementary school
constructed several years from now. The City would complete the connection to
Maecille Drive prior to the school coming online.
2) Expansion to what is shown for the Suburban Single-Family place type are
discouraged. There is currently a significant amount of the place type already
developed in the West Side.
Not applicable.
3) The desirability of applying a new place type to any areas will be determined
based on street type, success, surrounding place types, and the need for more of a
particular place type than is shown on the Vision Map as determined by the City.
The only new place type to be added is CF, which is proposed for the 17.14 acre
elementary school site. The proposed change is desirable because it allows the District
to secure a site for an elementary school in Limestone County that is in a location
conducive to the District’s facility planning and would locate the school on a planned
collector. Schools are located within residential areas throughout the city and are
compatible with the proposed and existing place types and land uses adjacent and in the
vicinity of the proposed CF area. The currently designated CF property would likely be
assigned a different place type at some point in the future if the proposed amendment is
approved.
It is worth noting that the proposed location of the school site is currently designated
with a significant amount of MRC place type. In effect, this request moves this MRC
development allocation to the northeast area of the site.
4) Where smaller pockets of the Rural & Transitional place type contain no
agriculture uses and are adjacent to urbanized areas, it may make sense for them
to transition to a more urban place type. Appropriate place types for
consideration include any covered by this Plan except Suburban Single-Family.
Not Applicable.
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5) Changes to the Park and Natural Area place type as shown on the Vision Map will
be discouraged except for small adjustments needed as determined by the City
during the rezoning process.
The proposed amendment will see an approximate 31 acre decrease in the PNA place
type from approximately 55.51 acre to 24.32 acres. The majority of the property that is
significantly affected is north of Halsey Drive. Proposed residential development on the
eastern side north of Halsey Drive will require a change in the place type from PNA to
MRC. However, staff recommends a similar condition as was imposed on the
Bellawoods project prohibiting mass grading and restricting tree removal on residential
lots. This will ensure the preservation of mature trees within the areas where MRC is
being requested. The applicant is agreeable to this requirement. The western portion
of the site north of Halsey Drive is proposed to change from MRC and PNA to CF for the
elementary school. The southern portion of this area has the place type MRC and is
more pasture land with little tree canopy. The north half of the property overlaid with
the PNA place type is heavily wooded. It is not known how much of this area will be
developed with site improvements, but the School District should have the ability to
utilize the entire site if needed.
The area south of Halsey Drive is made up mainly with a MR place type with a smaller
area of PNA at the southwest corner and a narrow strip along the east property line.
The changes to the PNA place in this area represent only a small adjustment with a
decrease in the area of PNA at the southwest corner and a slight increase along the east
boundary.
6) Changes to the location of facilities such as schools or public safety stations are
permitted based on service area, land availability, and access as determined
necessary by the City.
When the WSMP was adopted, the Madison City School District identified possible
locations for future schools on the west side of the city. The graphic below shows the
current WSMP for the area with a possible elementary school location (blue square)
south of a future extension of Hardiman Road. At the time, it was unknown what
specific property might become available, but we wanted the WSMP to indicate that
school sites were needed, and sites were identified by the District with the
understanding that opportunities, or constraints, might result in the locations changing.
For example, the WSMP anticipated another elementary school and a middle school
north of Powell Road, near the Village at Oakland Springs; however, the District located
those schools in Madison County, in part to take advantage of land it already owned.
The proposed amendment effectively moves the blue square shown below to the north
side of the planned road extension. The proposed change is desirable because it allows
the District to secure a site for an elementary school in Limestone County that is in a
location conducive to the District’s facility planning and would locate the school on a
planned collector.
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3. Growth Plan
The subject property is within the Western Growth Key Development Area, which
recommends an east/west roadway from Hardiman/Burgreen Road to Segers Road. The
proposed extension of Halsey Road to the west property line will lead to the realization of
this goal.
4. Parks & Recreation Master Plan. Not Applicable
5. Transportation Master Plan
The WSMP recommended a number of roadway projects to improve connectivity
throughout the area that were incorporated into the 2040 Transportation Master Plan. One
of those recommendations is for a new minor collector from Hardiman Road to Segers Road
to serve as an additional east/west connection to promote a more connected roadway
network to support growth. The Plan recommends the roadway be constructed with center
turn pockets to promote urban context and complete street design. The proposed
development concept plan proposes sidewalks along both sides and a landscape median.
The proposed east/west road would advance the City’s transportation goals.
The Transportation Plan, as well as the WSMP, also call for public pathways on the
property. The project proposes to include a minimum 8 ft. wide concrete path along the
creek that traverses the preserved open space in the project. This will be located in a future
Madison Utilities sewer easement. In addition, the applicant proposes 5 ft. wide paths that
will loop around the clubhouse and connect to the school site. The project will also include
sidewalks along all streets.
Zoning & Subdivision Compliance:
The concept plan does not contain, nor is required to contain, information to determine full
compliance with the Zoning Ordinance and Subdivision Regulations. However, the concept
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plan indicates that minimum lot sizes would meet the basic requirements and sufficient open
space would be set aside.
Technical Review Committee:
The subject request was reviewed by the Technical Review Committee. The Committee
recommends approval of the application. The applicant has made adjustments to the
development to address staff’s comments regarding connectivity within and around the
project.

Analysis
The requested annexation is consistent with the second criteria in Policy 7 of the City’s Growth
Policy in that it is considered a strategic annexation, which is defined as an annexation offering
suitable public facilities such as schools and critical infrastructure. The provision of an
elementary school site and extension of Halsey Drive to the west property line satisfy this
criteria. The RC-2 zoning requested is consistent with the type of residential zoning districts
desired by the City. In a re-zoning situation, the City also looks to preserve natural features
including tree canopy and requires a project have a phasing plan. While neither of these is
required for a strategic annexation project, per se, the applicant has addressed both. The entire
tree canopy will not be preserved, but 24 acres will be preserved in addition to the provision of
other open space. The applicant has indicated the project will be phased. The Development
Plan contemplates two phases, which the applicant envisions will be implemented over a three
to five year period.
As noted in the WSMP analysis section, staff recommends tree canopy protection on residential
lots north of Halsey Drive. Staff has provided the applicant with the requirements that were
applied to the Bellawoods project and anticipates applying those same requirements to the
subject project. Staff recommends that development on residential lots north of Halsey Drive
not be mass graded, and that mature healthy trees be inventoried, retained when possible, and
replaced at a ratio of two to one if it is necessary to remove them. These requirements are
triggered at either preliminary or final plat as the project moves through construction. The
CC&Rs would also limit removal of new trees to the actual footprint of the home plus 10 feet,
driveways, sidewalks, patios, swimming pools or accessory buildings and extension of public
utilities. These requirements will be included in a development agreement proposed by the
applicant, in a manner similar to that in the Bellawoods Development Agreement.
The proposed zoning and development plan is consistent with other residential subdivisions in
the vicinity, where densities vary from R2 to R3-A zoned projects. The density of the proposed
project is more consistent with R1-A zoning overall due to the amount of open space that will
be provided, but the medium and cottage home sites will be more similar to R3-A projects.
Staff recommends approval of the proposed request. The Development Plan proposes a
residential community that is well below allowed density with visibly appealing open space
that will protect a meaningful amount of an existing tree canopy; the extension of Halsey Drive
will make a significant contribution to the creation of an east/west connector from Hardiman
Road to Segers Road; and the project provides 17.14 acres of land for an elementary school site.
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Attachments
1. Development Plan dated and received October 15, 2021
(If viewed electronically from a link on the published agenda, this attachment can be found
by clicking on the title of the project name listed on the agenda)
2. Resolution 2021-PC-001 to amend the West Side Master Plan
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Attachment No. 2
RESOLUTION NO. 2021-PC-001
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADISON, ALABAMA, TO
AMEND THE WEST SIDE MASTER PLAN

WHEREAS, The Planning Commission (“Commission”) adopted the West Side Master Plan
(‘Plan”) for the western side of the City of Madison via Resolution 2016-001-PC on September 13,
2016; and
WHEREAS, according to 11-52-10 of the §Code of Alabama (1975), as amended, an attested
copy of the Plan was certified to the City Council of the City of Madison (Resolution No. 2016-245R), as well as to the probate judges of both Madison County and Limestone County by recording;
and
WHEREAS, pursuant to Alabama §11-52-10, the Commission may from time to time adopt
amendments to the Plan; and
WHEREAS, City Planning has recommended an amendment, which is depicted in Exhibit A
attached hereto and incorporated herein by reference, to the Plan’s Vision Map in order, to
reconfigure the PNA (Parks & Natural Area), MRC (Mixed Residential Conservation) and MR (Mixed
Residential) place types and add CF (Community Facilities) to-wit:
STATE OF ALABAMA
LIMESTONE COUNTY
A LOT OR PARCEL OF LOCATED IN SECTION 11, SECTION 12, SECTION 13 AND SECTION 14 OF
TOWNSHIP 4 SOUTH RANGE 3 WEST OF THE HUNTSVILLE MERIDIAN, LIMESTONE COUNTY
ALABAMA, BEGINNING AT THE COMMON CORNER OF SAID SECTION 11, 12, 13 &14 THENCE,
SOUTH 72 DEGREES 44 MINUTES 39 SECONDS EAST FOR A DISTANCE OF 239.96 FEET TO A POINT;
THENCE, SOUTH 06 DEGREES 29 MINUTES 21 SECONDS WEST FOR A DISTANCE OF 39.22 FEET TO
A POINT; THENCE, NORTH 89 DEGREES 51 MINUTES 24 SECONDS WEST FOR A DISTANCE OF
382.06 FEET TO A POINT; THENCE, NORTH 03 DEGREES 16 MINUTES 43 SECONDS EAST FOR A
DISTANCE OF 93.24 FEET TO A POINT; THENCE, NORTH 81 DEGREES 32 MINUTES 12 SECONDS
WEST FOR A DISTANCE OF 431.43 FEET TO A POINT; THENCE, SOUTH 03 DEGREES 30 MINUTES 45
SECONDS WEST FOR A DISTANCE OF 37.76 FEET TO A POINT; THENCE, NORTH 84 DEGREES 31
MINUTES 30 SECONDS WEST FOR A DISTANCE OF 719.47 FEET TO A POINT; THENCE, SOUTH 00
DEGREES 44 MINUTES 32 SECONDS WEST FOR A DISTANCE OF 1336.22 FEET TO A POINT; THENCE,
NORTH 87 DEGREES 12 MINUTES 41 SECONDS WEST FOR A DISTANCE OF 1415.79 FEET TO A
POINT; THENCE, NORTH 01 DEGREES 03 MINUTES 37 SECONDS WEST FOR A DISTANCE OF 1289.31
FEET TO A POINT; THENCE, NORTH 00 DEGREES 36 MINUTES 40 SECONDS EAST FOR A DISTANCE
OF 1146.32 FEET TO A POINT; THENCE, SOUTH 88 DEGREES 46 MINUTES 30 SECONDS EAST FOR
A DISTANCE OF 822.40 FEET TO A POINT; THENCE, NORTH 00 DEGREES 19 MINUTES 31 SECONDS
WEST FOR A DISTANCE OF 499.57 FEET TO A POINT; THENCE, SOUTH 88 DEGREES 16 MINUTES 15
SECONDS EAST FOR A DISTANCE OF 644.94 FEET TO A POINT; THENCE, SOUTH 87 DEGREES 32
MINUTES 56 SECONDS EAST FOR A DISTANCE OF 420.05 FEET TO A POINT; THENCE, SOUTH 47
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DEGREES 48 MINUTES 25 SECONDS EAST FOR A DISTANCE OF 439.38 FEET TO A POINT; THENCE,
SOUTH 00 DEGREES 30 MINUTES 20 SECONDS WEST FOR A DISTANCE OF 1266.47 FEET TO A
POINT; THENCE, SOUTH 81 DEGREES 18 MINUTES 31 SECONDS EAST FOR A DISTANCE OF 75.12
FEET TO A POINT; THENCE, SOUTH 89 DEGREES 19 MINUTES 05 SECONDS EAST FOR A DISTANCE
OF 467.68 FEET TO A POINT; THENCE SOUTH 00 DEGREES 10 MINUTES 05 SECONDS EAST A
DISTANCE OF 112.57 FEET TO THE POINT-OF-BEGINNING.
SAID PARCEL CONTAINS 118.20 ACRES MORE OR LESS
NOW, THEREFORE, BE IT HEREBY RESOLVED THAT the Planning Commission of the
City of Madison, Alabama, adopts and approves the above-described amendment to the West
Side Master Plan, and the Planning Commission authorizes and directs the Chairman and Vice
Chairman of the Commission to sign, attest, and forward the same to the City Council and the
probate judges of both Madison County and Limestone County.
READ, PASSED, AND ADOPTED at a regularly scheduled meeting of the Planning Commission of the
City of Madison, Alabama, on this the 21st day of October, 2021.

______________________________________________
Troy Wesson, CAPZO
Planning Commission Chairman
City of Madison, Alabama

ATTEST:
_____________________________________
Stephen Brooks
Planning Commission Vice Chairman
City of Madison, Alabama
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Exhibit A
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