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Abstract 

 

In the summer of 2019, the City of Madison classified the majority of neighborhoods in 
North Madison as susceptible to gentrification and its population as vulnerable to displacement. In 
this report, we document residents' and local leaders' perceptions of these classifications and how 
they imagine their community's future as their neighborhoods face increased development 
pressure. By documenting resident perceptions, the commercial and housing landscape, archival 
documents, and observations of public meetings, we provide an analysis on development pressure 
facing this enclave of affordability. We conclude that the city’s classification is contested by 
residents, that there is no consensus among homeowners that gentrification is occurring, and that 
various stakeholders are promoting conflicting goals for the future of North Madison. 
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Introduction 

For the past decade the population growth of Madison, Wisconsin has outpaced its stock 

and construction of housing. The situation is predicted to get worse with 30,000 additional 

people expected to move to Madison by 2030. This increased demand has led to a rapid increase 

in city-wide rents at a rate over four times the rate of inflation1. The city of Madison released the 

Equitable Development in Madison report in 2019 that used census data to analyze the 

socioeconomic conditions of every neighborhood in Madison. The report classified an area in 

North Madison, consisting primarily of the Westchester Gardens, Bluff Acres, Carpenter 

Ridgeway, and Truax neighborhoods, as “susceptible” to gentrification and its population as 

“vulnerable” to displacement. The adjacent Brentwood, Lake View, Sheridan, and Sherman 

communities are only slightly less “susceptible” and vulnerable than the neighborhoods listed 

above2. Conversely, this area has a history of strong community cohesiveness with the Warner 

Park Community Center, Troy Gardens, and East Madison Community Center at the heart of 

community life. We seek to document the current and future availability of affordable housing in 

North Madison through an examination of the area’s historical record and physical landscape. 

Then through interviews and questionnaires with leaders of North Madison neighborhood 

associations, an Alder representing North Madison communities, and North Madison residents 

we will attempt to answer the questions: Do residents of North Madison view their 

neighborhoods as “susceptible” to gentrification and its population as “vulnerable” to 

displacement? How do residents imagine their community's future as they face increased 

development pressure? And what can we learn about the affordable housing crisis in 

Madison more broadly from this community? 

 
1 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019 
2 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg.14. 
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Site Setting 
 

Our research focuses on the northeast side of Madison, within the boundary of east of East 

Washington Avenue and westward to Sherman Avenue. (Figure 1)   

 

 Figure 1: City of Madison Neighborhood Associations. Map by Department of Planning and Community & Economic 
Development, Planning Division, 2015. 

The communities of North Madison constitute some of the last areas in the city with 

affordable housing for its residents.3 It is by no means a coincidence that these neighborhoods 

remain affordable to many working-class people, and in particular communities of color. 

However, the Northside communities are much more than a new development playground for 

private and government interests. This part of Madison has a distinct identity from other 

 
3 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019, 14.  
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communities in town and is historically very diverse. There are several community highlights in 

this area, plus cultural and natural resources, including Troy Gardens – Madison’s oldest 

community garden – and two community centers – Warner Park Community Center and the East 

Madison Community Center. These are hubs of community activity and empowerment, 

including family events, recreation centers, art classes, nutrition education, and multicultural 

events.4  The demographic variables of this area, such as race, educational attainment, resident 

income levels, percentage of rental units, and average rent costs, are important for our analysis. 

North Madison has relatively high percentages of people of color, with averages around 30 

percent and maximums of 50 percent, compared to the city average of 25.5 percent.5 Educational 

attainment is relatively low for the north side of Madison. The percent of individuals with 

bachelor degrees ranges from 27-41 percent depending on the census block compared to the city 

average of 57 percent.6 Portions of North Madison have up to 39% of the families in their 

communities with incomes that are below the 185% poverty line, defined as $47,000 for a family 

of four. This is quite high compared to the rest of Madison average at 16.9.7 The percentages of 

rental units are lower than many other parts of Madison, indicating that this area has a significant 

percentage of homeowners. Rent costs are also comparably lower than the Madison average, 

with median monthly rent ranging from $800 to $900, while the rest of the city averages at 

$1008.8 

 

 
4 East Madison Community Center. Programs. https://eastmadisoncc.org/programs/ (accessed October 24, 2019). 
5 City of Madison - Equitable Development White Paper DRAFT, 7 
6 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg.14. 
7 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg.14. 
8 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg.14. 
 

https://eastmadisoncc.org/programs/
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Literature Review 
 

Key Concepts 
Key concepts surrounding our research question are gentrification, displacement, and 

affordable housing. Our definitions of these terms come from the City of Madison’s Equitable 

Development report. The report defines gentrification as a market-driven racial and 

socioeconomic reconfiguration of urban communities that have suffered from a history of 

disinvestment.9 In essence, gentrification describes the movement of wealthier people and their 

cultural amenities into a previously disinvested neighborhood. The report defines displacement 

as when households are forced to move or are prevented from moving into a neighborhood due 

to conditions which are beyond their ability to control or prevent, such as rising rent.10 

Displacement can occur in all types of neighborhoods and may be physical, economic, or 

exclusionary.11 Most researchers agree on the consequences of gentrification but there is 

considerable debate about the causes of displacement. Many scholars cite the main causes of 

gentrification as middle class lifestyle changes causing young people to move back into cities 

and increases in costs of housing construction making inner-city areas more economically 

attractive.12 However, others view this issue as far more complex and argue that considering the 

housing markets and its key players, such as landlords, mortgage lenders, developers, and 

government policies is necessary in understanding the causes of gentrification.13 Affordable 

housing is defined as housing in which occupants pay no more than 30 percent of their income 

for gross housing costs.14 There are two main types of affordable housing outlined in the report – 

subsidized, in which the government sponsors economic assistance aimed at alleviating housing 

 
9 City of Madison - Equitable Development White Paper DRAFT, 3. 
10 City of Madison - Equitable Development White Paper DRAFT, 7. 
11 City of Madison - Equitable Development White Paper DRAFT, 7. 
12 Smith, Neil. 1979. Toward a Theory of Gentrification: A Back to the City Movement by Capital, not People. In The Gentrification Debates, ed. J. Brown-Saracino, 
71-85. New York, New York: Routledge.  
13 City of Madison - Equitable Development White Paper DRAFT, 7. 
14 City of Madison - Equitable Development White Paper DRAFT, 7. 
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costs for residents, and naturally occurring, in which rental properties maintain low rents without 

government subsidy.15 There are a number of common recurring concerns surrounding 

affordable housing, including the United States’ history of racially exclusive housing policies, a 

mismatch between the economic and social goals of housing policy, and how housing plays a 

role in the lives of low and moderate income families.16 

The Origins of Madison’s Affordable Housing Crisis 
In the decade following the Great Recession of 2008, cities across the United States have 

seen renewed interest in the redevelopment of their neighborhoods to make them more appealing 

and attractive to investors, newcomers, and longtime residents. However, the beginning of the 

recession delayed or effectively put a halt to many development projects in the city of Madison. 

This occurred despite the city being regarded as a place “immune” to the ups and downs of the 

business cycle because of the Wisconsin state government and the University of Wisconsin-

Madison being located there17. In fact, from 2005 to 2010 the total worth of all residential 

development projects receiving permits each year fell from $350 million to $43.9 million, a 

decline of 87.5%18. At the same time, Madison’s population has boomed more than 19% to over 

258,000 in 2019 from 208,000 in 200019. The surge in population growth alone is one of the 

greatest challenges the city of Madison will have to accommodate as residents compete for fewer 

available housing units at the most competitive price.  

The multifaceted affordable housing problem does not have one simple solution because 

there are many factors that contribute to rising housing costs and therefore it presents a complex 

set of challenges that leaders and other stakeholders must confront. The underproduction of 

 
15 City of Madison - Equitable Development White Paper DRAFT, 7. 
16 Mueller, E., Tighe, R. 2012. The Affordable Housing Reader. Routledge.  
17 Ivey, M. 2009. “The Year Madison discovered it was no longer recession proof.” The Capital Times. Accessed October 2, 2019 
18 City of Madison Development Services Center. 2010. “All Permits Issued.” 
19 U.S. Census Bureau. 
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housing units to keep up with the pace of population growth and residents’ demand for housing 

has caused vacancy rates to drop to recent lows and housing costs to rise to historic highs20. 

Across the city, many renters are finding it increasingly difficult to keep up with these costs as 

rents have increased at almost four times the rate of inflation21.  

In a report funded by the Wisconsin Realtors Association, increased construction costs 

and outdated land-use regulations are identified as other factors that are contributing to the 

affordable housing problem in Wisconsin. Not only has the price of construction materials 

increased, the cost of labor is also high as the state faces a shortage of construction workers. This 

coupled with land-use policies like excessive minimum parking requirements, minimum lot 

sizes, and prohibitions on multifamily housing developments make it prohibitively expensive and 

bureaucratic to increase the housing supply quickly.22 

All in all, housing costs are increasing in Madison for everybody, but the people who are 

experiencing the brunt of the housing shortage are the marginalized, the elderly, and low-income 

renters. Just as the affordable housing problem was not triggered by one specific cause, the 

solutions needed to solve a decade of housing underproduction require the city to approach the 

issue from multiple angles that keep in mind the necessity for inclusive growth. A close 

examination of Madison’s racial disparities, neighborhood association structure and influence, 

and community tools and solutions will reveal varying narratives of gentrification, causes and 

effects of displacement, and dialogues between key actors in Madison’s affordable housing 

crisis.  

 
20 Vacancy Rates, Madison Gas & Electric 
21 City of Madison - Equitable Development White Paper DRAFT, 3 
22 Wisconsin Realtors Association, Paulsen, K. 2019. “Falling Behind: Addressing Wisconsin’s Workforce Housing Shortage to Strengthen Families, Communities 
and our Economy.” Special Report 
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Racial Disparities in Gentrification Displacement 
Significant research has been done throughout the United States to record and categorize 

the effects of gentrification and displacement. Several key findings highlight how big cities, 

especially those with strong economies, see the brunt of the effects as the concentration of wealth 

and wealth-building investment fuels the gentrification process.23 Racial disparities are inherent 

in the gentrification and displacement process that big cities are experiencing, particularly 

multigenerational poverty and the racial wealth gap. In many areas of the United States, racial 

segregation has been reinforced due to both the inability of residents to escape the cycle of 

poverty they were born into and the vast wealth differences between white and black people.24 

For example, whereas white families typically make about $60,000 annually, black families 

make around $37,000.25 These types of disparities, coupled with increased demand for 

redevelopment, negatively affect African American communities in large cities. The wealth gap 

directly relates to the idea of the “rent gap”, which values an area’s potential for redevelopment 

as the difference between current renting prices and possible renting prices after gentrification. If 

an area is deemed to offer profitability after redevelopment, rent prices will increase to a level 

that white families will be able to afford, but black families will not.  

 The process of gentrification and the displacement of communities of color that it causes 

have been further reinforced by the increase of redevelopment and subsequent removal of public 

housing. The effects of this are categorized as direct and indirect, where direct effects relate to 

things that immediately cause displacement, such as the removal of housing, and indirect effects 

 
23 Richardson, J., B. Mitchell, and J. France. 2019. Shifting Neighborhoods: Gentrification and Cultural Displacement in American Cities. National Community 
Reinvestment Coalition, Washington, DC.  

24 Rothstein, Richard. 2017.  Looking Forward, Looking Back. In The Color of Law: A Forgotten History of How Our Government Segregated America. 177-93. New 
York, NY: Liveright. 
 
25 Rothstein, 184. 
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relate to things that are more nuanced, such as neighborhood change over time. Data shows 394 

public housing projects demolished in central US cities between 1995 and 2007, leading to an 

estimated 87,251 households displaced, 82 percent of which were African American.26 There are 

also strong indicators in the income level of displaced residents, with 32 percent of residents in 

demolished projects having annual incomes less than $5,000 and a large percentage of residents 

being welfare recipients.27 As neighborhoods redevelop, they often follow a pattern of change 

that leads to decreased poverty rates that is directly caused by racial turnover.28 NCRC research 

shows that gentrifying tracts see decreases in black population and increases in white 

population.29 Poverty levels significantly decrease as black residents are replaced by white 

residents, in comparison to neighborhoods not experiencing redevelopment.30  

 Many of these national studies can be applied to our research on North Madison. The 

demographics of North Madison residents place them in the vulnerable category, since this area 

has relatively high percentages of people of color, families below 185 percent of the poverty line, 

and residents who have not achieved a bachelor’s degree. For example, North Madison’s 

population averages around 37% people of color, compared to the citywide average of 25.5%.31 

An average of 30% of North Madison families fall below 185% of the poverty line, compared to 

the citywide average of 16.6%.32 Madison’s citywide percentage of people with a bachelor’s 

degree is 57%, but only an average of 32% of North Madison residents have a bachelor’s 

degree.33 A report produced by a Dane County organization highlights a number of key racial 

disparities that correlate with these demographics. For example, the 2011 unemployment rates in 

 
26 Goetz, 1588. 
27 City of Madison - Equitable Development White Paper DRAFT, 7. 
28 Goetz, 1594.  
29 Richardson, 25.  
30 Mueller, E., Tighe, R. 2012. The Affordable Housing Reader. Routledge.  
31 City of Madison - Equitable Development White Paper DRAFT, 9. 
32 City of Madison - Equitable Development White Paper DRAFT, 9. 
33 City of Madison - Equitable Development White Paper DRAFT, 9. 
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Dane County were 25 percent for black people and only 5 percent for non-Hispanic whites.34 

The percent of black children living in poverty was 75 percent in 2011, compared to only 5 

percent of non-Hispanic white children.35 Relating to educational attainment, only 50% of black 

students graduated with a regular diploma in four years, compared to 84 percent of white 

students.36 Other statistics include black juveniles arrest rates being over 6 times that of white 

juveniles,37 black adult arrest rates being over 8 times that of white adults,38 and 4% of black 

birth mothers in Dane county having insufficient access to prenatal care, compared to only 1% of 

non-Hispanic white birth mothers.39 

These disparities have a number of complicated causes and relationships to affordable 

housing. Two key forces and factors identified by the Race to Equity report are a mismatch 

between the labor force and labor market, and the lack of black majority neighborhoods in 

Madison. Most jobs in Madison that pay enough to support a family require a degree or 

specialized skills. There is a short supply of high-paying, entry-level jobs.40 African Americans 

often lack job opportunities, as they often have lower educational attainment, higher poverty 

status, and are victims of institutional and individual racism. There is also a lack of community 

representation for African Americans. Of the 32,000 black people living in Dane County, not a 

single census tract, alderman district, or supervisory district has a black majority population.41 

This has impacts for both a sense of African American community and political implications as 

far as lack of representation in neighborhood associations and support from the city.  

 
34 2013. Race to Equity: A Baseline Report on the State of Racial Disparities in Dane County. The Wisconsin Council on Children and Families. Madison, WI. 7.  
35 Race to Equity, 8.  
36 Race to Equity, 13. 
37 Race to Equity, 10. 
38 Race to Equity, 11. 
39 Race to Equity, 14. 
40 Race to Equity, 16. 
41 Race to Equity, 18. 
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 The residents of North Madison offer a compelling narrative of how vulnerable 

populations can be affected by neighborhood redevelopment. As cities like Madison look toward 

more equitable development processes and policies, narratives like this are useful in creating less 

harmful housing strategies. Reports like Data Driven Detroit offer alternative ways to classify 

and view vulnerable populations, which can be beneficial for helping cities develop policies to 

better serve these populations. One example of this is through creating specific indices to better 

understand neighborhood change. Data Driven Detroit includes six indices – neighborhood 

change, housing stability, crime, social advantage, business, and protective activities – which 

show the areas of neighborhoods that are most susceptible to particular influences.42  By 

applying this sort of classification to the city of Madison, city officials could better understand 

where particular problems are most concentrated and therefore focus their efforts in those 

locations.  

Neighborhood Association Structure and Influence 
Neighborhood associations can be influential voices for the communities they represent. 

They are involved in public and private developer negotiations, city planning efforts, and 

community-based fundraising for grants and local projects. They are designed to “serve as a 

bridge between the individual in private life and the large institutions of public life”43. For this 

reason, neighborhood associations are often treated by local governments and developers as the 

voice of their community, which makes them fertile grounds for the study of neighborhood 

culture and values. It is important for our research on North Madison’s neighborhood 

associations to understand the influential literature that has been written on community 

 
42 Quesnelle, S, A. Rubio, and N. Urban. 2019. Turning the Corner. Data Driven Detroit, Detroit, MI. 10.  
43 Cnaan, Ram. “Neighborhood-representing Organizations: How Democratic Are They?” Social Service Review 65, no. 4 (1991): 615. 
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organizational structure and processes to deploy those research techniques on the neighborhood 

associations of North Madison. 

To understand the structure of neighborhood associations it is important to first 

understand how their leadership is chosen and the number of participating residents. 

Neighborhood organizations and associations are often thought of as the text-book example of 

democracy at work. However, research on the subject has revealed that the leadership of 

neighborhood organizations is often chosen in non-democratic ways which can concentrate 

power into a few highly privileged residents44. Many individuals assume control of an 

organization in explicitly non-democratic ways like appointment by external organizations or 

self-appointment45. In the case of neighborhood associations specifically, it is often the case that 

large portions of their leadership are elected by popular vote in a free and open election. 

However, these elections do not generate the level of competition and participation that is needed 

for them to be labeled as truly representative and democratic46. Individuals often run unopposed 

for leadership positions and with a relatively low number of residents actually voting. These non-

democratic structures can lead to neighborhood associations actually decreasing community 

participation in the organization over time with the “detachment from residents” becoming “the 

norm”47. In this way neighborhood associations are often in danger of becoming just an elite 

group of residents. When organizations are run on non-democratic structures, they can adopt 

priorities that do not have a majority of support within their community.  

 
44 Cnaan, Ram. “Neighborhood-representing Organizations: How Democratic Are They?” Social Service Review 65, no. 4 (1991): 616.  
45 Cnaan, Ram. “Neighborhood-representing Organizations: How Democratic Are They?” Social Service Review 65, no. 4 (1991): 627. 

46 Cnaan, Ram. “Neighborhood-representing Organizations: How Democratic Are They?” Social Service Review 65, no. 4 (1991): 621. 
47 Cnaan, Ram. “Neighborhood-representing Organizations: How Democratic Are They?” Social Service Review 65, no. 4 (1991): 621. 
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This is extremely problematic when the experiences of residents vary across the 

neighborhood. An example can be made from the priorities of residents who are owners versus 

renters when faced with the threat of neighborhood change. When their communities are 

threatened with change homeowners have been seen to be most sensitive to changes that could 

alter the character of their single-family home neighborhood. In contrast, renters were seen to be 

most sensitive to changes that would impact the conservation of green space48. This difference is 

important when it is accompanied to the fact that residents who are politically active have been 

seen to “emphasize” neighborhood qualities their neighborhood associations accentuate49. This 

suggests that there is not only a divide in the priorities of residents but that the priorities of 

residents included in the power structure of the neighborhood association, often home-owners, 

become the platform for organization.  

There are strategies that neighborhood associations use to market and spread their agenda 

within their community. Neighborhood associations frame neighborhood issues and debates to 

motivate collective action among their members and residents through meetings and newsletters. 

The study of the materials produced by neighborhood associations is important evidence of their 

strategies and values during a given period of time. It is helpful to think about the language that 

neighborhood associations use as trying to achieve three things: motivating through defined 

values, diagnosing an issue(s), and providing the solution(s) to an issue(s)50. To look at the 

language of neighborhood associations through this lens is to see them as a source of activism. 

To successfully motivate resident's neighborhood associations, use what their neighbors’ share, 

 
48 Aitken, Stuart C. “Local Evaluations of Neighborhood Change.” Annals of the Association of American Geographers 80, no. 2 (1990): 263.  

49 Aitken, Stuart C. “Local Evaluations of Neighborhood Change.” Annals of the Association of American Geographers 80, no. 2 (1990): 263. 
50 Martin, Deborah. “Place-Framing as Place-Making: Constituting a Neighborhood for Organizing and Activism”.” Annals of the Association of American 
Geographers 93, no. 3 (2003): 736-744. 
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their environment, to root their values in the physical landscape of their home51. This form of 

activism is referred to as “place-making”. It generally involves tying specific issues or debates to 

familiar locations within the community. Incorporating the physical environment makes it easier 

for residents to understand issues, their proposed solutions, and more motivating to act upon 

when they are brought to the scale of your neighborhood.  

There are nearly twenty neighborhood associations representing the communities of 

North Madison. It was imperative to study the structures and platforms of these organizations, as 

we wished to understand how their communities are responding to development pressures and 

affordable housing issues. This literature explains how neighborhood associations are at risk of 

becoming non-democratic and elitist. These structural flaws can ultimately lead to the negative 

consequence of concentrating influence into a privileged few. With influence leaders can use the 

power of place-framing to create an agenda and public image for their neighborhood that is 

inconsistent with the values of vulnerable populations they also represent. These are important 

concerns that were integrated into the discussion of our research on North Madison 

neighborhood associations. 

Community Tools and Solutions 
The city of Madison must support the construction of more housing units in order to 

promote affordable housing across the city for all of its residents. Most say that multiple 

approaches are necessary to address the housing issue but assessing and weighing the needs and 

opinions of important stakeholders, homeowners, and the traditionally underrepresented is also 

key to effectively tackling this challenge head on.  

 
51 Martin, Deborah. “Place-Framing as Place-Making: Constituting a Neighborhood for Organizing and Activism”.” Annals of the Association of American 
Geographers 93, no. 3 (2003): 744-746. 
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Firstly, it is important to note that construction of housing is not keeping up with the 

growth in the number of households in the city. From 2006 to 2017, Dane county saw an 

increase of 36,334 households, but only a 25,128 increase in the number of housing units. In 

essence, this means that the city produced 11,206 fewer housing units than needed to keep up 

with the population growth. This in effect dropped the city’s effective vacancy rate between two 

and three percent over the past few years.52 A side effect of this drop is that prices for housing 

have increased as renters compete for a dwindling number of available units. A number of 

policies and actions have been implemented elsewhere that provide good models for Madison. 

For example, the city could adjust the zoning code to allow more compact housing by right 

rather than on a conditional basis in order to decrease the additional costs and uncertainty 

associated with the permitting process. Ideally, the city could start by eliminating or reducing 

detached single-family housing exclusive zones, just as Minneapolis has done everywhere, on 

the isthmus and working its way out to the East and West sides.53 In this scheme, single family 

houses would be allowed to remain, but this would provide developers an opportunity to work 

with communities and their representatives to develop a more compact, middle-sized, affordable 

housing stock without violating state statutes prohibiting rent control and inclusionary zoning. 

The city could also start to reduce the implicit costs of constructing an additional unit of housing 

by reducing minimum lot sizes, eliminating minimum parking requirements throughout the city, 

and approving density and height bonuses for mixed-use developments located along major 

transportation corridors. 

 
52 Paulsen, K. Falling Behind. 
53 Kahlenberg, R. D. 2019. ”How Minneapolis Ended Single-Family Zoning.” The Century Foundation. 
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Next, the city government can work on strategies that make it more financially appealing 

to investors to develop more compact housing by implementing tax and fee waivers. This could 

include a state and county sales tax waiver for the cost of materials, or even creating new TIF 

districts that promote reinvestment in underbuilt parts of the city to simultaneously create new 

businesses and contribute to Madison’s Affordable Housing Fund. In other parts of the city 

where development has already built up, however, the city may consider developer exactions on 

certain kinds of developments such as commercial, hotel, and other institutional uses. 

In conclusion, the city should facilitate the development of affordable housing by 

selectively removing development barriers without sacrificing the stability of neighborhoods. 

Aside from major policy changes like the few included above, the city’s ability to produce 

housing is relatively limited, yet it is still important. The city needs to balance and prioritize 

increasing funds allocated to the Affordable Housing Fund and making incremental changes to 

Madison that pave the way for inclusive growth in the economy and in the city’s neighborhoods. 

Summary 
Previous research informs us that the origins of the housing affordability crisis is multi-

faceted and at risk of only getting worse if market forces continue on their current trend. A result 

of these current trends is that wealth continues to concentrate in strong economies. The 

traditionally vulnerable populations living in the areas where these strong economies exist are 

often the first to be displaced from their neighborhoods. A natural instinct is to look to the 

organizations that represent these communities to offer solutions or advocacy to prevent this 

displacement. However, the leaders and structure of those organizations can have an agenda that 

is at odds with the vulnerable populations living in their community. There are many techniques 

that can be used to prevent displacement moving forward and it is likely that none of them alone 
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can solve the crisis. This story is the foundation of our research moving forward as we expand 

upon it with start resident perceptions and imagined futures to find what we can learn about the 

housing affordability crisis in Madison now and into the future. 

Methods 
In our review of literature surrounding affordable housing policy, racial vulnerabilities to 

gentrification, neighborhood organizations, and residential sensitivities to change clear areas of 

interest for our research on North Madison emerged: the reactions of North Madison residents to 

their vulnerability, the imagined future of residents in the face of displacement, and the ways 

North Madison represents the costs and solutions of Madison’s housing affordability crisis. To 

answer our research questions, we relied predominantly on qualitative data collection to support 

quantitative reports produced by local governments and organizations. Our primary means of 

obtaining data on these research focuses were semi-structured long-form interviews54, 

questionnaires55, archival analysis56, examination of the physical landscape57, and participatory 

observations58.  

We conducted semi-structured interviews with North Madison neighborhood association 

leaders, elected officials, and city planners59. The number of individuals we conducted time-

intensive interviews with was relatively small but the amount of data obtained from each was 

larger than that which we received from the distribution of a single questionnaire. Each 

individual we interviewed received a slightly modified set of questions to fit their role in North 

Madison. The majority of these interviews were conducted in person but because of limited 

 
54 Kevin Dunn. 2005. Interviewing. In Qualitative Methods in Human Geography, ed. Iain Hay, 101-135. Oxford University Press. 
55 Kevin Dunn. 2005. Interviewing. In Qualitative Methods in Human Geography, ed. Iain Hay, 101-135. Oxford University Press. 
56 Baker, Alan. 1997. “The Dead Don’t Answer Questionnaires”: researching and writing historical geography. Journal of Geography in Higher Education 21 (2): 231-
243. 
57 Hanlon, James. "Spaces of Interpretation: Archival Research and the Cultural Landscape”. Historical Geography 29 (2001): 14-25. 
58 Ian Cook. 2005. Participant Observation. In Methods In Human Geography: A Guide For Students Doing A Research Project, ed. Robin Flowerdew, 167-185. 
Pearson 
59 Kevin Dunn. 2005. Interviewing. In Qualitative Methods in Human Geography, ed. Iain Hay, 101-135. Oxford University Press. 
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availability some were conducted remotely through other means, such as the telephone. We took 

only written notes during each interview. Once we completed the interview, we typed up our 

notes into a transcript format which were sent and reviewed by each interviewee60.  

We administered internet-based questionnaires to residents who were willing to 

participate61 62. We attended a neighborhood association meeting to offer residents the chance to 

participate in our questionnaire, as well as asked neighborhood leaders that we interviewed to 

distribute a digital copy of the questionnaire through their email lists or social media. By 

distributing the questionnaire through the network of the neighborhood associations we 

recognized the risk of biasing our data samples to favor particular demographics which are 

commonly neighborhood association members, like older homeowners. However, we have a 

question on the questionnaire that asks if the individual is a homeowner or renter which revealed 

to us in the data analysis process if in fact our results are biased towards homeowners or not. The 

questionnaire was limited to ten questions. Though each questionnaire provided us with less data 

than a long-form interview, our goal was to conduct a larger quantity of these questionnaires. 

The questions that we asked through these questionnaires had less technical language than the 

long-form interviews to enhance understanding of the questions being asked. The purpose of our 

questionnaire was to gather resident opinions and perceptions of their neighborhoods, 

specifically whether or not they view their neighborhoods as being susceptible to gentrification 

and displacement, as well as what residents think their community’s future looks like as it faces 

increased development pressure. Although the Equitable Development Report classifies North 

 
60 See Appendix B,C,D,E 
61 Kevin Dunn. 2005. Interviewing. In Qualitative Methods in Human Geography, ed. Iain Hay, 101-135. Oxford University Press. 
62 See Appendix A.  
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Madison as susceptible to gentrification and displacement, we expected responses to be varied as 

far as agreement or disagreement with this classification.  

We collected articles from Madison newspapers63. Newspaper article collection involved 

searching the Wisconsin Historical Society online database as well as newspaperarchive.com for 

references to stories on North Madison community responses to commercial and public 

development pressures. Additionally, North Madison neighborhood organizations provided a 

variety of primary information sources of different organizations which commonly were 

newsletters, blogs, and social media posts. North Madison neighborhood plan collection involved 

using the city of Madison’s website, which has profiles of each registered neighborhood 

association and corresponding links or titles of neighborhoods. 

We examined the physical landscape of North Madison by going in person to witness and 

photograph physical features of areas of interest to our research64. Locations of interest were 

inspired by results from the interviews and questionnaires that we conduct. The examination of 

the landscape involved recording what is physically there and the use of space, such as 

commercial activity or housing types. The selection of certain landscapes to examine was also 

inspired by archival images of the physical landscape. In this case we collected images online to 

conduct a comparison of the past and present landscape.  

Finally, we attended the Mayor’s Neighborhood Roundtable Conference in Madison 

Wisconsin on November 2, 201965. We attended the conference to obtain information on how the 

City is crafting their message to the public surrounding the affordable housing issue and how 

 
63 Baker, Alan. 1997. “The Dead Don’t Answer Questionnaires”: researching and writing historical geography. Journal of Geography in Higher Education 21 (2): 231-
243. 
64 Hanlon, James. "Spaces of Interpretation: Archival Research and the Cultural Landscape”. Historical Geography 29 (2001): 14-25. 
65 Ian Cook. 2005. Participant Observation. In Methods In Human Geography: A Guide For Students Doing A Research Project, ed. Robin Flowerdew, 167-185. 
Pearson 
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different neighborhood stakeholders are responding to this messaging. While attending the 

conference two of our research team members took written notes on our observations of 

presentations by city officials and small group community member discussions that we 

participated in. The only individual we reported identifying information of during this 

conference was the Mayor. All other written observations included only an individual's general 

title (i.e. city official, neighborhood member, developer, etc.).  
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Results and Analysis 

 

Figure 2: Welcome sign for Madison’s Northside. (Source: Marshall Krueger) 

Landscape Observations: Housing 
 

North Madison has a large diversity of housing types including single-family homes, mobile 

homes, co-housing units, market rate apartments, and public housing. This diversity of housing 

types has allowed for the comparatively high levels of economic diversity that is common in 

North Madison. Each type of housing serves a portion of the community and viewed together can 

help inform what the physical landscape of one of Madison’s last enclaves of affordability looks 

like.  
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Single-Family Homes  

 

Figure 3: Single-Family home for sale in the Brentwood Neighborhood of North Madison, WI. (Source: Marshall Krueger) 

Single-family homes dominate the landscape of North Madison neighborhoods with the 

percentage of all housing units that are owner-occupied ranging from 40-65 % depending on the 

census block66. It is not just total units but the space that each occupies. For example, 60% of all 

the housing units in the Greater Sandburg neighborhood are renter-occupied67 but when you 

examine the landscape you can see that single-family homes occupy very similar amount of the 

total area of the neighborhood and rental units are concentrated around single-family homes. 

 
66 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 7. 
67City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 7. 
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Figure 4: Map of housing unit types of the Greater Sandburg Neighborhood Association (Source: cityofmadison.com) 

Market Rate Apartments  

 

Figure 5: Apartments being constructed on N. Sherman Avenue in North Madison. (Source: Michael Major) 

Despite the construction of market-rate apartments like the ones shown above, the overall 

number of renter-occupied housing units has only increased modestly from 2000-2017 in the vast 
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majority of North Madison neighborhoods68. Still, within the last 7 years the number of renter-

occupied housing has increased in some North Madison neighborhoods near the Madison 

average of 4.5%69. For this reason, market-rate apartments are a significant feature of the North 

Madison housing landscape with the percentage of all housing units that are renter-occupied 

ranging from 35-60 % depending on the census block70. However, residents have noted that they 

are seeing the conversion of renter-occupied to owner-occupied units in predominantly single-

family home Neighborhoods. This is a landscape change to monitor moving forward because it 

could lead to the further segregation of owner and renter occupied units. 

Public Housing  

 

Figure 6: The ceremony to signal the construction of the first 120-unit apartment project for war veterans by the Madison 
Housing Authority in November 23rd, 1948. (Wisconsin Historical Society, Vinje, Arthur M., Madison Housing Authority 

Project, Image ID: 55921. Viewed online at https://www.wisconsinhistory.org/Records/Image/IM55921.) 

 
68 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 10. 
69 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 10. 
70 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 7. 

https://www.wisconsinhistory.org/Records/Image/IM55921
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Figure 7: A row of recently built Truax Park Apartments in North Madison in 2019. (Source: Diego Villegas) 

The Traux Park Apartments are a public housing complex in Northeast Madison. The 

original apartment buildings were built for families of veterans in 194871. In the 1960s, the 

complex increasingly became occupied by African Americans citizens72. In a 1969 Madison 

Capital Times news article the Truax Park community was called a “pocket of poverty” because 

of its isolation from neighborhood resources like recreational, medical and public transit 

services73. Since that article the East Madison Community Center has been a welcomed addition 

to the complex. The City Housing Authority has continued to provide affordable public housing 

here to this day and has financed additional mixed-income additions to the complex like the one 

pictured in Figure 7. Though investment has increased, you can see from Figure 8 that the 

housing complex continues to be cut off from other North Madison residential areas by 

commercial properties.  

 
71 “Truax Public Housing Rents Still Lower.” The Capital Times, 21 June 1951, pp. 36–36. 
72 Gould, W. 1969. For Blacks' Needs: Education System Called 'Irrelevant'. The Capital Times 6 February:4–4. 
73 Gould, W. 1969. For Blacks' Needs: Education System Called 'Irrelevant'. The Capital Times 6 February:4–4. 
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Figure 8: Map of housing unit types of the Greater Sandburg Neighborhood Association (Source: cityofmadison.com) 

Co-Housing  

 

Figure 9: The Troy Gardens Co-Housing Community. (Source: Michael Major) 
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One of North Madison’s most iconic places are the Troy Gardens, a community garden 

and open space area74. Adjacent to the Gardens are the Troy Gardens Co-Housing Community. 

There are 30 co-housing condominium units that make-up the community and 20 of units are 

reserved for low-moderate income buyers. This type of alternative housing speaks to the appetite 

for creative problem solving within North Madison. Though the co-housing complex stands out 

as a rare housing type in the city it brings together qualities of many forms of housing: single-

family architecture, apartment density, and public housing affordability. 

Mobile  

 

Figure 10: The Oak Park Terrace mobile home neighborhood of North Madison. (Source: Marshall Krueger) 

 
74 Troy Gardens. Madison Area Community Land Trust. http://affordablehome.org/troy-gardens-2/ (Date accessed 22 November 2019). 
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Another example of the variety of affordable housing options within North Madison are 

“mobile” style homes in the Oak Park Terrace neighborhood. The homes provide options for 

families with lower incomes to own their home. From an analysis of homes that are for sale on 

the community website we found that the average for sale price of the home is around $50,00075. 

That is substantially cheaper than single-family homes in the area.  

Landscape Observations: Commercial 
 

There have also been noticeable landscape observations surrounding commercial 

development on the North side. The Willy St Co-op opened a North side location in 2016, filling 

a grocery need left by the closing of Pierce’s Market.76 Pierce’s served North side residents for 

10 years and its closing caused residents to have to travel elsewhere to find groceries; in the 

weeks after Pierce’s closed, efforts were made to provide shuttle services to other grocery stores 

and sell necessary grocery items at the Northside Farmer’s Market.77 As the Co-op is known for 

selling primarily organic and specialty health-conscious products, which often have higher price 

points, this location offers a more diverse set of products and services, such as off-brand foods, 

bulk pallet sales, and is a member of FoodShare and WIC.78 This means that this branch fills the 

need of more residents than just those that can afford pricier products, thereby aiding the lower 

income population of north Madison.  

 
75 Madison Manufactured Homes for Sale: Oak Park Terrace. Oak Park Terrace. http://www.oakparkterrace.net/homes-for-sale/ (Date accessed 22 November 2019) 
76 Adams, Barry. 2016. Willy Street Co-op opens third store, ending food-desert status for Madison’s North Side. https://madison.com/wsj/business/willy-street-co-op-
opens-third-store-ending-food-desert/article_52b93696-76fb-5fae-9c59-fde0650381e8.html (accessed November 14, 2019). 

77Adams, Barry. 2016. Willy Street Co-op opens third store, ending food-desert status for Madison’s North Side. https://madison.com/wsj/business/willy-street-co-op-
opens-third-store-ending-food-desert/article_52b93696-76fb-5fae-9c59-fde0650381e8.html (accessed November 14, 2019). 
78 Adams, Barry. 2016. Willy Street Co-op opens third store, ending food-desert status for Madison’s North Side. https://madison.com/wsj/business/willy-street-co-op-
opens-third-store-ending-food-desert/article_52b93696-76fb-5fae-9c59-fde0650381e8.html (accessed November 14, 2019). 
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Figure 11: The Willy Street Coop on Madison’s North Side. (Source: Marshall Krueger). 

Other noticeable landscape observations regarding commercial development are retail 

amenities. As North Madison develops, more modern and high-end restaurants have begun 

opening, and older industry is moving elsewhere. One prominent new restaurant is Bear & 

Bottle, located at the corner of North Sherman Ave and Commercial Ave. It opened in 2017 and 

is owned by business partners who already have five other restaurants.79 The menu is influenced 

by California coastal cuisine and offers dishes with Asian and Latin influences, with meals 

ranging from around 10 to 20 dollars. 80 It is located in the Lakewood Plaza Shopping Center, in 

a newly built building with other commercial space that has yet to be filled. The owner of the 

building, White Box Real Estate, hopes that a business such as a medical office, flower store, or 

day spa will move into the empty space.81 

 
79 Kalk Derby, Samara. 2017. Tim Thompson’s latest, Bear & Bottle, to open Monday on North Side. https://madison.com/wsj/entertainment/dining/restaurants/tim-
thompson-s-latest-bear-bottle-to-open-monday-on/article_20fb8a66-8ae3-5f89-bfec-122a30681002.html (accessed November 14, 2019). 

80 Lee, Lauri. 2017. “Bear & Bottle” Northside pub opens in new Lakewood Plaza building. https://www.northsidenews.org/bear-bottle-northside-pub-opens-in-new-
lakewood-plaza-building/ (accessed November 14, 2019). 

81 Christians, Lindsay. 2017. Restaurant review: Bear & Bottle brings chill vibes to the north side. https://madison.com/ct/entertainment/dining/reviews/restaurant-
review-bear-bottle-brings-chill-vibes-to-the-north/article_9d1f7145-01b7-54b0-ac85-e2f6435dee9e.html. (accessed November 21, 2019).  

https://madison.com/wsj/entertainment/dining/restaurants/tim-thompson-s-latest-bear-bottle-to-open-monday-on/article_20fb8a66-8ae3-5f89-bfec-122a30681002.html
https://madison.com/wsj/entertainment/dining/restaurants/tim-thompson-s-latest-bear-bottle-to-open-monday-on/article_20fb8a66-8ae3-5f89-bfec-122a30681002.html
https://www.northsidenews.org/bear-bottle-northside-pub-opens-in-new-lakewood-plaza-building/
https://www.northsidenews.org/bear-bottle-northside-pub-opens-in-new-lakewood-plaza-building/
https://madison.com/ct/entertainment/dining/reviews/restaurant-review-bear-bottle-brings-chill-vibes-to-the-north/article_9d1f7145-01b7-54b0-ac85-e2f6435dee9e.html
https://madison.com/ct/entertainment/dining/reviews/restaurant-review-bear-bottle-brings-chill-vibes-to-the-north/article_9d1f7145-01b7-54b0-ac85-e2f6435dee9e.html
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Figure 12: The Bear & Bottle pub on the corner of Sherman and Commercial Avenues, as well as empty retail space in 

the same building. (Source: Marshall Krueger.) 

A final noticeable change is the reduction of industry caused by the closure of a 

longstanding factory, Oscar Mayer, in 2017. Oscar Mayer was located on the corner of 

Commercial Ave and Packers Ave and operated for nearly 100 years in Madison and employed 

about 1,000 people in 2015. 82 Much of the surrounding area developed in connection with the 

factory, as employees purchased homes nearby and businesses were supported by the 

workforce.83 The city of Madison recently released a plan to redevelop the Oscar Mayer property 

into high residential land use. It aims to serve the community socially and economically and 

maintain the location as a place that is “transit-oriented, employment-centered, and mixed use.”84 

Redevelopment objectives include maintaining affordability of housing, minimizing 

 
82 Oscar Mayer Area Strategic Assessment Report. 2019. 
https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf.  

83 Oscar Mayer Area Strategic Assessment Report. 2019. 
https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf. 
84 Oscar Mayer Area Strategic Assessment Report. 2019. 
https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf. 

https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf
https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf
https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf
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displacement, leveraging existing housing stock, boosting diversity in ownership and local 

business, and serving all ages and cultures.85 

 

Figure 13: A photo from 1980 of Oscar Mayer. (Source: Wisconsin State Journal.) 

 

Figure 14: The vacant Oscar Mayer plant in 2019. (Source: Marshall Krueger.) 

 
85 Oscar Mayer Area Strategic Assessment Report. 2019. 
https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf. 

https://www.cityofmadison.com/dpced/planning/documents/Oscar%20Mayer%20Strategic%20Assessment.pdf


   
   

 

   34 
 

Questionnaire Results 
We had two objectives with our questionnaire: to determine if residents agreed with the 

city labelling their neighborhoods as susceptible to gentrification and to determine what residents 

imagined their community's future to be in consideration with increased development pressure. 

We began our questionnaire by asking each resident how long they had lived in North Madison, 

which allowed us to index the results based on length of residence and the relationship to other 

variables. There were three questions on our questionnaire that we did not categorize in any way 

and instead just recorded the raw data. These were if residents owned their residence, if they 

were a member of a neighborhood association, and whether they viewed their neighborhood 

more or less affordable than other parts of Madison. Of the 16 responses, 15 were homeowners, 

1 was a renter, 9 were neighborhood association members, and 14 viewed their neighborhood as 

more affordable. 

Due to the nature of our questionnaire style and response data, it was difficult for us to do 

much quantitative statistical analysis. Instead, we chose to categorize our response data based on 

recurring themes. For questions 6 through 9 of our questionnaire,86 we went through the 

responses and assigned each one to one of the 7 indices that we created. We chose community, 

crime, accessibility, business, housing, nature, and infrastructure as our indices and categorized 

survey responses based on connections between 3 categories of length of residence – 0-9 years, 

10-20 years, and over 20 years. For example, a response stating “close to downtown” was put in 

the accessibility category and a response stating “friendly neighbors” was put into the 

community category. In this way, we were able to postulate on any patterns between length of 

residence in North Madison and opinions about the neighborhoods and community change by 

 
86 See Appendix A.  
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counting the number of mentions in each index and interpreting a large number of mentions as 

significant, although often the results were evenly spread out between all residents.  

Responses to what the best features of resident’s neighborhoods related to all 7 indices. 

Residents primarily noted a strong sense of community, such as friendly neighbors, mixed 

demographic diversity, a “small town” close-knit feel, vibrant energy, and quiet neighborhoods. 

In regard to crime, residents noted that it was a safe and quiet area. 0-9 year and 20+ year 

residents labeled it as affordable. Residents of all lengths of residence indicated accessibility, 

business, and nature as best features, including access to downtown, the interstate, and the UW-

Madison campus, as well as growing retail, proximity to businesses, good parks, and proximity 

to Lake Mendota. 20+ year residents mentioned infrastructure, such as good schools, well 

maintained, and near airport and library.  

For current challenges, residents focused on infrastructure, housing, crime, and 

accessibility. There was concern with the school system, road conditions, noise from the F-35s at 

the nearby airbase, the city wanting to install curbs and sidewalks in some neighborhoods, and a 

stigma surrounding the area. Residents voiced concern over gentrification, increased housing and 

living costs, and lack of resources and an old housing stock. There were indications of increased 

crime, specifically theft, and noise from residents of all lengths of residence. An increase of 

traffic was also noted as a current challenge.  

In regard to noticeable changes in the past 5 years, residents mentioned mostly business, 

housing, and community, although there were a few mentions relating to crime, accessibility, and 

nature. New businesses, such as the addition of Willy Street Coop and Goodwill, and the closure 

of old businesses like Oscar Mayer were a constant theme throughout all residents' responses. 

Those who have lived in North Madison 10-20 years also noticed a major change in community 
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of an increase in young families. Residents of all lengths of time mentioned changes in housing, 

such as an increase in apartment buildings, home turnover from elderly to young, rising housing 

prices and taxes, and an increase in landlords trying to clean up apartment buildings. There was 

mention of an increase of crime, described as more noise, more police events, and more 

intoxicated driving. Residents also noted changes in nature as loss of trees and PFA 

contamination in the water.  

In regard to possible changes in the next 10 years, residents primarily noted business, 

housing, and nature events. There was strong sentiment among 0-9 year residents and 20+ 

residents that more businesses and retail would be opening. Residents of all residence lengths 

indicated changes related to housing, such as continued housing development, decreased 

property values, increased housing density and costs, displacement, and more young families. 

There were some opposing views about diversity, with some residents predicting increased racial 

diversity and others predicting loss of diversity due to housing costs. Residents who have lived in 

North Madison the longest expressed concerns about changes due to loss of trees, such as hotter 

neighborhoods due to lack of shade.  

Question 5 of our questionnaire asks how residents would describe the sense of 

community in their neighborhood. We categorize these responses with sentiments of “weak”, 

“moderate” and “strong” senses of community. We performed a Fischer’s Exact Test on our 

strength of community question. In order to reject the null hypothesis, we hope to have a 

probability of less than .05. Our null hypothesis is that length of residence does not affect 

whether residents feel the sense of community in their neighborhood is weak, moderate, or 

strong. A Fischer’s Exact Test calculates the probability of the data matching the null hypothesis. 

We are unable to reject the null hypothesis, as a .5481 probability is far greater than the .05 level 
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of statistical significance, indicating that there may not be a connection between length of 

residence and sentiment over sense of community. However, due to our small sample size, it is 

possible that the connection is simply unable to be highlighted. 

LENGTH OF 
RESIDENCE 

WEAK SENSE OF 
COMMUNITY 

MODERATE SENSE 
OF COMMUNITY 

STRONG SENSE OF 
COMMUNITY 

0-9 3 0 2 
10-20 1 2 3 
20+ 1 3 1 

Probability value: .3295 

N= 16 
Table 1: Fischer's Exact Test on length of residence compared to strength of sense of community. 

Question 11 asked how residents feel about being labelled as vulnerable to displacement. 

Responses varied in content and generally were either statements of agreement/disagreement or 

emotional sentiments. Residents in the 0-9 length of residence category indicated sadness, 

apathy, and curiosity about their vulnerability. Residents in the 10-20 length of residence 

category indicated that it was unfortunate, that they were hopeful for the future, and that it was 

good to raise awareness about it. Two residents agreed with the classification and one disagreed. 

Residents who have lived in North Madison for more than 20 years indicated that they were 

surprised, sad, reconsidering their previous opinions about the area, hadn’t heard of anyone being 

affected, and that this is happening everywhere.  

The final question of our survey gave residents a chance to offer their opinions on what 

the city should do to address displacement in North Madison. Suggestions from residents who 

have only lived there 0-9 years included allocating funds for quality affordable housing, not 

letting the city subsidize the costs, and doing nothing because it is just going to happen. 

Residents in the 10-20-year length of residence category suggested capping property taxes based 

on income threshold, assessing home values to match tax rates, building more cooperative 
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housing, and investing in housing for low-income families. Finally, those who have lived in the 

area for more than 20 years suggested raising wages to $15 an hour, opposing F-35s, increasing 

affordable housing, encouraging low cost rental development, and not doing anything. 

The service we used to distribute our questionnaire, Qualtrics, also provided us with a 

sentiment score for each response. This score assigns each response a score of either positive, 

negative, neutral, or mixed based on the language used within.87 We used the sentiment scores of 

our results to conduct Fischer’s Exact statistical analysis. Our null hypothesis was that there was 

no relationship between the length of residence and whether the resident had a positive or 

negative sentiment score. Based on our results, we were unable to prove our null hypothesis 

wrong, meaning that there is no connection between length of residence and sentiment score.  

LENGTH OF 
RESIDENCE 
(YEARS) 

POSITIVE 
SENTIMENT 
SCORE (# 
RESPONDENTS) 

NEGATIVE 
SENTIMENT 
SCORE (# 
RESPONDENTS) 

0-9 2 3 
10-20 3 2 
20+ 3 3 
TOTAL 8 8 
  Probability 

Value: .9999 
N= 16 

Table 2: Fischer's Exact Test on length of residence compared to resident sentiment score. 

Throughout our questionnaire responses, there were also a number of spatial and 

landscape references. Multiple residents spanning across all lengths of residences mentioned the 

loss of Oscar Mayer as a recent change in their neighborhood in the past 5 years. They also 

mentioned the addition of Willy Street Coop and Goodwill as both best features of their 

neighborhoods and recent changes in the past 5 years. The airport was also mentioned as being a 

 
87 Sentiment Analysis. Qualtrics. https://www.qualtrics.com/support/survey-platform/data-and-analysis-module/text-iq/sentiment-analysis/. 

https://www.qualtrics.com/support/survey-platform/data-and-analysis-module/text-iq/sentiment-analysis/
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best feature due to its proximity, as well as a current challenge due to F-35 noise and water 

pollution from PFAs.  

Interview Results 
We had similar objectives for our interviews as we did with our questionnaire: to 

determine if neighborhood leaders agreed with the city labeling their neighborhoods as 

susceptible to gentrification, to determine what neighborhood leaders imagined their 

community's future to be in consideration with increased development pressure, and to 

understand what role their organizational bodies should play in this future. We conducted 4 

interviews total. Three were with Neighborhood Association leaders: John Rosch the Co-Chair 

of the Greater Sandburg Neighborhood88, Pamela O’Donnell the President of the Sheridan 

Triangle Neighborhood89, and Renee Walk the Chair of the Sherman Neighborhood90. The other 

was with City of Madison District 17 Alder Samba Baldeh91. 

Sense of Community & Best Features 

Neighborhood association leaders recognized their communities as affordable places with 

a strong sense of community. They emphasized their affordability, access to downtown Madison, 

and diversity as some of the best features of their communities92. Alder Baldeh views the active 

neighborhood associations, access to education like Madison College, and open space available 

for development the strengths of North Madison communities93. 

John and Renee both expressed the feeling of their North Madison communities being a 

little cutoff from the surrounding areas94. John explained the Greater Sandburg Neighborhood 

Association feeling like its own small town within Madison. Renee referenced her community as 

 
88 See Appendix D 
89 See Appendix E 
90 See Appendix C 
91 See Appendix B 
92 See Appendix C, D, E 
93 See Appendix B 
94 See Appendix D, C 
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a “bedroom community”95 with a lot of friendly older residents.96 This feeling of being a 

bedroom community also comes out in some of the neighborhood features they emphasized like 

when John described his neighborhood as “quiet and peaceful”. 97 

Other features that John and Renee emphasized were the diversity of their 

neighborhoods98. John specifically referenced the racial diversity while Renee referenced the 

culture and economic diversity99. Pamela explained that there is not much racial diversity in her 

neighborhood compared to the rest of North Madison and that her community is primarily 

middle-class100.   

Cost of Housing & Neighborhood Change 

Neighborhood association leaders were asked about members perceptions over the cost of 

housing as well as their own perceptions of neighborhood change. 

There was mixed response from the leaders of the neighborhood associations when asked 

if members of their organizations expressed concerns over their cost of housing. John explained 

that members haven’t expressed concerns over their cost of housing101. Pamela explained that 

members have expressed concerns over increasing property taxes on their homes102. Renee 

explained that she has seen discussions about the cost of housing increasing in more public 

realms like the neighborhood app Nextdoor rather than within the neighborhood association103. It 

was clear from these conversations that neighborhood association leaders hear primarily from 

homeowners which they acknowledge have different economic circumstances. 

 
95 See Appendix C 
96 See Appendix D 
97 See Appendix D 
98 See Appendix C, D 
99 See Appendix C, D 
100 See Appendix E 
101 See Appendix D 
102 See Appendix E 
103 See Appendix C 
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When asked about any changes they have seen within their neighborhood over the last 

decade neighborhood association leaders universally said that young families have been moving 

in to the neighborhood and that there has been increased development especially on main traffic 

corridors. John and Renee both referenced specific development hot spots, which are at the heart 

of the increased activity104. John explained that a lot of development has been occurring along 

Hanson Road with the addition of large employers like American Family Hospital as well as 

apartment developments occurring on Portage Road105. Renee explains that there has been a 

flurry of development proposals that have come to her neighborhood association with many 

occurring on or near Packers Ave106.  

 

Figure 15: Map of North Madison with Parkers Avenue circled in red, Portage Road circled in blue, and Hanson Road 

circled in green. (Source: Google Maps, 2019.) 

 
104 See Appendix C, D 
105 See Appendix D 
106 See Appendix C 
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Development Can Mean More Amenities 

Neighborhood association leaders stated that development on main traffic corridors 

present opportunities for increased neighborhood amenities. In our interview with Pamela, she 

explained that because her neighborhood is majority single-family homes that were built on 

comparatively small lot sizes there is no development pressure to build large residential 

buildings107. However, she stated that developments that have occurred near to her community 

impact the quality of life for the residents of her community. Specifically, she cited that the 

creation of new restaurants and grocery options have been welcome additions to North Madison 

like the Willy Street Co-op coming to the Northside Shopping Center. She expressed the desire 

of her community members to see more amenities like retail options, entertainment options, and 

a hotel108. Though many of these developments are not specifically housing related they impact 

the overall cost of land and are a key component of the gentrification process.  

Renee expressed how the redevelopment of the Oscar Meyer plant presents an 

opportunity for positive additions to her neighborhood like commercial developments and a 

transit hub. She explained that new developments at the location of the old plant could help 

achieve her desire for North Madison to become a place that greater Madison residents want to 

visit and spend their time in109. A member of our research team attended a meeting of the 

Sherman Neighborhood Association that Renee leads. At that meeting a City of Madison planner 

presented long-range plans for the Oscar Meyer site. At the meeting community members did not 

provide much specific feedback to the planner but appeared open to the plans for the area to 

 
107 See Appendix E 
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house mixed-use developments. Residents did want more information on the proposed transit 

hub that the City is planning on building at the location. 

Negative Perceptions of Rental Housing 

Neighborhood association leaders explained that community members can carry negative 

perceptions towards rental housing. One perception that arose was that rental housing is not 

maintained to the same level that owner-occupied housing is maintained. Pamela referenced the 

so-called “student slums”110 near the UW-Madison campus in explaining fears over the side 

effects of some forms of rental housing. She said that she has witnessed the degradation of 

renter-occupied properties over the years in those areas close to campus and fears the impact that 

would have on her community if something similar happened there111.  

Another perception that arose during our interviews was the fear of criminal activity 

coming with rental units. John explained an incident that occurred in his neighborhood where 

occupants renting a duplex started a drug business and a shootout eventually occurred at the 

property112. He explained that there was an immediate response from the community resulting in 

a very large turnout at the neighborhood meeting following the incident where community 

members voiced their concerns.  He explained that events like that can perpetuate a stereotype 

that duplexes and rental units can bring “drug dealers and gangsters”113. This is better understood 

when all the neighborhood association leaders and Alder Baldeh explained in their interviews 

that there is a growing perception that criminal activities are increasing in North Madison114. 

With perceptions of crime increasing and a stereotype being confirmed to some residents does 

 
110 See Appendix E 
111 See Appendix E 
112 See Appendix D 
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not appear to generate a welcoming environment for developers looking to add higher density 

units. 

Perceptions of the Equitable Development in Madison Report 

From these interviews it was clear that neighborhood association leaders we interviewed 

did not believe that the findings of the Equitable Development in Madison Report115 wholly 

reflected the reality of their neighborhood. In our interview with John Rosch, he explicitly stated 

that he didn’t think that the report was an accurate reflection of his neighborhood116. In our 

interview with John we had the report open and were examining the Gentrification and 

Displacement Typology Map117 together. He found the map’s labeling surprising and said he 

doesn’t think his neighborhood is gentrifying. The results of the calculation by the gentrification 

tool that the map relied on were influenced by the fact that John’s neighborhood is 60% renters 

and the tool considers renters as more susceptible to displacement118. John acknowledges that 

60% of the residents are renters but argued that the map doesn’t reflect the fact that the majority 

of the physical landscape of the neighborhood is made up of single-family homes, even if there 

are more individual renters.  Because of the larger landscape foot print of single-family homes 

John doesn’t see the physical landscape of his neighborhood changing significantly. As is the 

case for all of the neighborhood association leaders that we spoke to, John referenced the 

increase in the amount of younger families purchasing homes and moving into the neighborhood. 

Even though there has been increased turnover among families in his neighborhood he viewed 

those moving in as not that different than those who are already there119. It appears that to John, 

as long as one single-family replaces another there is little disruption in neighborhood character. 

 
115 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019 
116 See Appendix D 
117 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 14. 
118 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 6. 
119 See Appendix D 
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Renee Walk seemed to accept the conclusions of the report that there are residents of her 

community that are renters and facing financial changes due to increased housing costs120. 

However, she views the demand for housing as a “mixed-bag”121 because it is simultaneously 

benefiting those homeowners who invested in the neighborhood prior to the increased 

speculation. In a sense she views it as North Madison’s turn to benefit from the financial 

windfall that property owners in other areas of Madison have experienced. Renee also sees that 

the conversion of rental units into owner-occupied homes as a potentially positive thing. To her 

these conversions could increase the feeling of her community as a “bedroom community”122 

where neighbors are likely to know each other and maintain the quality of their property. 

Neighborhood Association Representation  

The neighborhood association leaders with significant portions of renters living within 

their neighborhoods, John and Renee, as well as Alder Baldeh, admit that their neighborhood 

association members do not accurately represent the socioeconomic makeup of their 

communities123.  

Renee and John both explained that the members of their neighborhood association are 

disproportionately older white residents who own homes124. For this reason, John explained that 

it was difficult for the organization to say that it represents everyone125. Alder Baldeh mirrored 

this sentiment by saying that neighborhood associations are not always reflective of the 

community126. Alder Baldeh explained that because of this that what the organizations do may 

 
120 See Appendix C 
121 See Appendix C 
122 See Appendix C 
123 See Appendix B, C, D 
124 See Appendix C, D 
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not be fully representative of the community since it is often the same people who actively 

participate over and over127.  

Renee and Pamela both described a large number of their members as being retired128. 

This could explain the disparity in older individuals. John proposed a reason for why he thinks it 

is difficult for people living in apartments or are earning a low income to participate in the 

organization. He said that many of these individuals are too busy simply trying to stay alive to 

join a neighborhood association129. When we inquired if there were efforts made to reach out and 

include vulnerable populations in the neighborhood organizations, he explained that they try, but 

that “Low income and people of color don’t think about things like that. They think about what 

the landlord needs, why they got fired from their job and how they’re going to get another job, 

the 3 kids they have to feed and another one on the way”130. He explained that there are ways 

through shared community spaces that he believes could bridge the gap, like a library planned for 

future construction131, which would provide public health resources and an opportunity for 

community outreach. 

Of those individuals that do participate in the neighborhood organizations interviewees 

said that it often the same people, as Alder Baldeh noted, who take a leadership role. Pamela 

explained that her role as president of her organization is not competitive132. She explained, “I’m 

the president primarily because no one else has volunteered, so I just kind of agree to keep doing 

it”133. Although, this lack of turnover in leadership has the potential for a hegemony of ideas or 

 
127 See Appendix B 
128 See Appendix C, E 
129 See Appendix D 
130 See Appendix D 
131 Baldeh, S. 2019. Ald. Samba Baldeh: Reindahl Park library would bring services to those with greatest needs. The Cap Times 17 October. 
https://madison.com/ct/opinion/column/ald-samba-baldeh-reindahl-park-library-would-bring-services-to/article_a2e07657-113a-5afb-884d-7acc51412cd0.html (Date 
accessed 22 November 2019). 
132 See Appendix E 
133 See Appendix E 
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positions within the organization, Pamela clarifies that they are not an “elite”134 group of 

individuals just those willing to participate. 

Affordable Housing Strategies 

 Interviewee's provided their opinions on specific housing policies as well as gave 

recommendations for how the city can improve its strategies. 

Alder Baldeh laid out multiple examples of affordable housing funding sources that he 

would either support or be open to supporting which include Tax-Incremental Financing (TIF), 

Public-Private partnerships, and funds distributed by the Wisconsin Housing and Economic 

Development Authority135. He also emphasized the importance of working with the Dane 

County government and local nonprofits to strategize how to bring affordable housing to North 

Madison communities136.  

A strategy proposed by the city is to adjust zoning standards137, specifically, where 

higher density building is not currently allowed like single-family neighborhoods, to give 

landowners and developers the option to increase the amount overall housing units. Alder Baldeh 

emphasized that he would like to increase the supply of affordable housing more broadly 

especially near transportation corridors138. In contrast, when we asked about adjusting zoning 

standards to allow for higher density building John was very explicit that he thinks residents of 

his neighborhood would resent the city's decision if they removed single-family zoning 

protections. John explained that if protections were removed and higher density units replaced 

single-family homes that people would leave the neighborhood139.  

 
134 See Appendix E 
135 See Appendix B 
136 See Appendix B 
137 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 24. 
138 See Appendix B 
139 See Appendix D 
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Another strategy proposed by the city is to provide more subsidized housing140. Renee, 

explained that her neighborhood organization is concerned that the city is not distributing 

affordable housing projects across the city but instead concentrating many of them in or near 

North Madison. She explained that a top priority for her neighborhood organization is supporting 

local schools and that the building of subsidized affordable housing projects could impact their 

funding141. John voiced concern over government funded housing as well citing the Cabrini 

Green public housing project in Chicago, saying it became unmaintained and filled with 

squatters. John expressed concerns that the city is missing the bigger picture when they focus so 

narrowly on housing. He explains that bigger issues need to be addressed like low wages and 

salaries and providing necessary public services to residents, otherwise residents will continue to 

struggle to afford quality housing142. 

Recommended Improvements 

The interviewees gave recommendations to improve the relationships between the city, 

its residents, and developers. The importance of communities working closely with the city and 

developers to come up with solutions was emphasized. John explained that there is technically a 

dialogue between the city and his neighborhood association but thought they are often listened to 

it’s more of “a performance thing”143 rather than an equal partner conversation. Renee said that 

the city often attempts to ram through projects or come to their neighborhood organization with 

predetermined outcomes which can cause disillusionment among residents leaving them to feel 

their input does not matter144. On relationships with developers, Renee said that they want 

 
140 City of Madison - Equitable Development White Paper DRAFT - August 6, 2019. Pg. 18. 
141 See Appendix C 
142 See Appendix D 
143 See Appendix D 
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developers who are community partners and won’t “just going to drop a building in our 

neighborhood and leave.”145   

As an elected official for the city Alder Baldeh stressed that there needs to be a joint 

effort between the community and elected officials146. And said that people of color and low-

income people especially need to be involved in the process, though he admits that it is difficult 

to energize certain segments of the population147. Alder Baldeh also explained that homeowners 

can be barriers for affordable housing projects. He explained that many residents advocate for 

affordable rental housing but when projects are proposed near to their neighborhood it becomes 

“a different ball game”148.    

Archives 
We researched a historical and a current case study of how North Madison residents have 

responded to development pressure.  

The Troy Gardens community land trust is a great example of community activism in 

North Madison. North Madison residents came together to protect shared cultural heritage, 

promote urban green space and simultaneously promote affordable housing. In 1995, the State of 

Wisconsin declared several parcels of land in Madison as “surplus” land to be sold for no less 

than market value at the time in order to keep the state budget balanced.149 Neighborhood 

residents were alarmed at the prospect of losing the community green space and gardens and 

quickly began organizing to remove the land of the state’s surplus land list. By working with 

faculty from the University of Wisconsin, the Northside Planning Council, and several nonprofit 

groups that came to form the Troy Gardens Coalition, the residents were successfully able to 

 
145 See Appendix C 
146 See Appendix B 
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preserve the land through public participation and rigorous planning for the land’s future uses. 

The Madison Area Community Land Trust (MACLT), with support from the City of Madison, 

succeeded in purchasing the 31-acre property on December 28, 2001 and it reserved 5 acres for 

the development of affordable housing. Today, the community is continuing to thrive as it has 

expanded local programming, grown its gardens, and preserved the natural environment around 

it. 

However, despite North Madison’s willingness to embrace progressive housing projects 

like Troy Gardens in the past, recent news headlines reveal how many residents are skeptical 

about new housing developments, both subsidized and market-rate. This is due in part by 

negative perceptions of housing projects both locally and across the city. A recent rocky start at a 

“housing first” project called Tree Lane Park Apartments on the Far West Side drew much 

criticism.150 Housing First is a policy strategy that removes common barriers to housing access 

(such as sobriety and credit history requirements) and places homeless people directly into a 

living arrangement with social support services, instead of moving them through different levels 

of short-term transitional housing.151 Tree Lane’s opening was marked by a dramatic increase in 

service calls to the police to the complex. Negative news reports of housing projects like Tree 

Lane can impact how homeowners view projects close to their homes. A recent project proposed 

in North Madison along Huxley Street saw controversy arise immediately, as many neighbors 

mistook the subsidized affordable housing project for a housing first development for homeless 

individuals. One neighbor, Joe Gaudreau, said “Basically, it's going to lower my property values 

and it's going to increase the crime rate in the neighborhood. I don't need that in my 

 

150 Schmidt, R. I don't need that in my neighborhood': Some neighbors oppose north side affordable housing project. Channel 3000. 
151 National Alliance to End Homelessness. ”Housing First.”   
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neighborhood. We've already got a bar down the corner. We got two halfway houses within a 

short distance of the house."152   

These case studies suggest that a culture of cooperation has existed among North Madison 

residents but that there is increased skepticism about many forms of housing. Although housing 

development in the Northside will only continue, these case studies suggest the city must take 

precaution in ensuring that they include residents in the neighborhood planning process, as well 

as promoting education on the city's housing needs and the tools that it is using to promote 

equitable housing access.   

Mayor’s Roundtable  
Mayor Satya Rhodes-Conway hosted the Mayor’s Neighborhood Roundtable on 

November 2, 2019 to bring residents, elected officials, and various other stakeholders to discuss 

the future of affordable housing in Madison. The conference served as the new mayor’s call to 

action to address the rising affordability crisis and the disproportionate impacts it is having on 

marginalized populations living in the city. In addition to focusing on the scope of the problem, 

the roundtable provided opportunities for residents to discuss the role of accessible public 

transportation and the impacts a robust, well-planned bus rapid transit system could have on the 

local economy and quality of life of all residents. Two members of our research team attended 

the conference and collected observations from presentations by city officials and small group 

community member discussions that they participated in. 

During her speech at the roundtable the mayor placed an emphasis on the dire need for 

increased government investment in affordable housing given recent demographic trends. Her 

 

152 Schmidt, R. I don't need that in my neighborhood': Some neighbors oppose north side affordable housing project. Channel 3000. 
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decision to make affordable housing and bus rapid transit cornerstones of her platform made her 

an appealing candidate for a majority of Madison voters in 2018. However, she acknowledged 

the obstacles that lie ahead of her. She echoed this stance in a recent interview with Cap Times 

editors when she told them, “I feel lucky. We have a great economy in Madison. It is growing. 

We are attracting employers; we are attracting investment. … That’s great, but we won’t be able 

to sustain it if we don’t have a transit system that supports it, and if we can’t make a difference in 

the housing market. So that’s what [my] budget is about, that’s what we’re focused on.”153 

Moreover, the recent safety challenges seen at Tree Lane and other housing first projects like 

Rethke Terrace have unfairly turned headlines against affordable housing, despite them being 

completely unrelated housing models. Unfortunately, these headlines have left a bad impression 

on some residents. Notwithstanding, Mayor Rhodes-Conway encouraged stakeholders at the 

event to not be complacent and to demand more from their local officials. She pointed out that 

often the only residents that show up to neighborhood planning meetings are residents who are 

opposed to new developments for one reason or another. She encouraged advocates and 

neighbors to show up these critical meetings and voice their support. However, it's clear from our 

interviews and questionnaires with residents that they would rather be involved earlier in the 

planning process rather than at the end of the approval process. 

Within the small group discussions there was a combination of neighborhood residents, 

neighborhood association leaders, housing developers, and city employees. There were multiple 

topics that were addressed during fast rounds of discussion facilitated by a City of Madison 

 

153 Fanlund, Paul. Satya Rhodes-Conway is the mayor she said she’d be. The Cap Times. 
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employee within each group. The goal of these groups was for all of these different stakeholders 

to learn and voice their concerns about the affordable housing issues in Madison that mattered 

most to them and to brainstorm ideas about how they could better accommodate more housing in 

their own neighborhoods. The small group that our research team took part in had three 

neighborhood association leaders, each was from a different Madison neighborhood, 2 housing 

developers, 1 city of Madison resident, and our 2 researchers.  

During the course of the discussion, neighborhood association members emphasized their 

desire to get more renters and low-income residents involved in their neighborhood associations 

but were struggling to come up with effective strategies to do so. There was one neighborhood 

association leader who expressed negative views towards renter-occupied housing in their 

neighborhood, explaining that the rental housing often was not as well maintained and that 

occupants left trash around their area of the neighborhood.  

The developers within the group engaged in multiple conversations with the 

neighborhood association leaders about the economics of home building. These conversations 

emerged because of the continued reference to density during the course of the entire event. On 

one hand, developers explained that the unit economics of building market-rate rental housing 

demanded that there be a certain level of density to apartment buildings. On the other hand, 

however, neighborhood association leaders expressed concerns that high-density housing does 

not fit the current aesthetic of their community and can often lead to increased traffic on their 

streets. The mayor has made her position on increasing density clear, though. At the Cap Times 

Idea Fest on a panel regarding Madison’s future, she said “We have got to accept a higher 

density [of housing units]. That doesn’t mean we’re going to tear down every single-family 

neighborhood and build high rises... it could be that you could build a backyard cottage or a 
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granny flat... We have to accept that we want to live in a community where everyone can afford 

to live here.”154 

In her speech at the neighborhood roundtable the mayor explained that there is a desire 

among some residents to prevent development in their neighborhood once they become a part of 

it or as she put it the desire “to close the door behind us”. No one at the roundtable meetings 

expressed that exact feeling, however, association leaders stated that they wanted to protect their 

neighborhoods from certain developments. Though her speech got applause from the room, there 

were still many issues left unresolved from the discussions. City officials want to continue to 

introduce new housing options in neighborhoods, developers want to build at an economically 

profitable scale, and neighborhood associations want to maintain the status quo. The roundtable 

did not indicate how these differing goals can ultimately be aligned.  

Discussion 
Our commercial landscape observations indicate that there has already been noticeable 

change on Madison’s North Side. This correlates with the Equitable Development Report 

labeling North Madison as susceptible to gentrification. Based on our definition of gentrification 

as including the movement of cultural amenities into previously disinvested neighborhoods, we 

consider increased business and housing development as indicators of gentrification. Residents 

have mentioned these changes specifically and noted them as both positive and what they expect 

and would like to see more of in the future. For example, neighborhood association leaders 

explained in their interviews that they think their community is benefiting from developments 

that bring desired amenities as well as from individuals buying rental properties and converting 

them into single-family homes. Both of these processes are associated with the process of 

 
154 Cap Times Idea Fest. How does Madison not become Seattle? Soundcloud Podcast [23:00 – 23:50] 
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gentrification but still neighborhood association leaders do not view gentrification as occurring 

in their neighborhoods directly. Though leaders recognize that housing costs are increasing they 

are welcoming the long-term financial benefits that go to current homeowners and envision their 

communities continuing to be affordable in the future. This produces a conflict because although 

residents want these amenities, they are a part of what is causing increased housing costs and 

displacement in the area, which residents do not like and want to decrease. Residents also seem 

to associate these amenities with lower crime, young families, and strong, vibrant community. 

Our examination of the residential landscape of North Madison revealed geographical 

power structures, a segregation of housing types, and a relationship between a large diversity of 

housing types and affordable housing. During the Mayor’s Neighborhood Roundtable city 

officials expressed the importance of providing a diversity of housing types within the city. They 

said it simultaneously allowed for more choice and more affordability by encouraging for higher 

density units as well as less dense units. This diversity allows for residents of different 

socioeconomic backgrounds to access the housing they can affordable. However, it became clear 

through our analysis that the development patterns of these different forms of housing have 

caused the segregation of different housing types. Though this segregation can be desirable by 

homeowners who wish to maintain the “character” of their single-family home community it 

does not provide for the integration that city officials have voiced as a priority. A segregated 

residential landscape can cause the consolidation of representation and power to certain 

geographical areas. 

The results of our interviews with association leaders provided a greater context on these 

power structures. Neighborhood association leaders carry a strong sense of community and 

emphasize best features of their community that are often associated with single-family home 
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neighborhoods. The majority of interviewees expressed concern over the wellbeing of renters 

and low-income residents in their communities but had strong critiques of some of the major 

affordable housing strategies that the city has proposed. Underlining this discussion was the fact 

that all the neighborhood association leaders indicated that some members of their communities 

carry negative perceptions towards rental housing. There was even the suggestion that if the city 

were to continue forward with certain policies like the increased construction of subsidized 

affordable housing or the adjustment of zoning standards that homeowners would feel threatened 

and alienated, possibly causing some of them to move from the neighborhood.  

It is clear that neighborhood association leaders as well as Alder Baldeh believe that 

neighborhood associations need not only a seat at the table but to be influential in the decision-

making process around both individual development proposals and broader affordable housing 

policies. However, there are often diverse views in any community and for a neighborhood to be 

representative it should closely make that diversity. The North Madison neighborhood 

associations we spoke to that represent communities with large portions of renters, and in some 

causes a majority renter population, have a disproportionate number of older homeowners as 

members. If neighborhood associations are not reflective of the socioeconomic makeup of their 

communities it may be causing the city to see their concerns as reflective of a minority rather 

than a majority of the community. It is important to note that both John and Renee, as well as the 

neighborhood association leaders from the neighborhood roundtable, expressed a want for 

renters to become involved in both of their neighborhood associations. It appears that this desire 

could be an opportunity to achieve the inclusion of voices from vulnerable populations as Alder 

Baldeh encouraged.  
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Based on our questionnaire data, it is clear that other North Madison residents are in 

mixed agreement with the Equitable Development Report labeling their communities as 

susceptible to gentrification displacement. This exposed the discordance between residents 

wanting diversity, affordable housing, and additional amenities, yet remaining hesitant because 

they do not want things that they associate with crime – which happen to be diversity and 

affordable housing. They want to benefit from the development of the area but do not want to 

take on any of the burden of increased costs or managing displacement. Residents’ imagined 

future for North Madison – one of increased development, growing business, and strong 

community – and their concerns about displacement and future changes, such as loss of nature 

and increased crime and traffic, seem to contradict each other. However, this may reflect the 

uncertainty of the future with the variety of possible outcomes that were predicted.  

Resident sentiments indicate many do not feel they have much control over these issues. 

They view the situation as unfortunate but inevitable. It is also apparent that some residents do 

want to combat gentrification in North Madison. This raises the question of how to increase the 

impact that residents can have on city development. It is clear that residents would like a voice in 

planning and have both strong opinions and suggestions about the future of their neighborhoods. 

Strategies to better incorporate resident views in development processes can include increasing 

diversity of neighborhood associations, government sponsored community outreach events, and 

remote or electronic participation options. Further studies of community engagement could lead 

to results that allow Madison to better serve its residents.  

It is also clear that the opinions we have heard from most are of a very specific group of 

people. Almost all of our questionnaire respondents were homeowners, even though renters are 

the primary actors in the affordable housing narrative. We understand that this could have 
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skewed our results due to homeowner's incomprehension or lack of feeling the effects of rising 

rent due to gentrification. Even so, we still received responses that indicated a need to combat 

gentrification displacement, which is what we would have predicted from a more diverse set of 

responses. The one response we received from a renter also supported this sentiment, indicating 

that there is a need for the negative stigma about North Madison to be broken. We were also 

interested in opinion differences based on resident race due to high percentages of people of 

color in North Madison. Although we did not gather any demographic data about the race of our 

residents, there were some mentions about both a noticed increase in diversity in recent years and 

a desire for more increased diversity.155 This indicates to us that residents are aware of the racial 

component of increased development pressure, but our data does not offer any further insight 

into this issue in North Madison.  

Overall, there is no unanimous agreement about the reality of the affordable housing 

crisis in North Madison. The case study of North Madison exemplifies the difference in the 

realities of city officials, homeowners, and renters. City reports and officials invoke macro level 

statistics and themes when they discuss the affordable housing crisis while neighborhood leaders 

and residents invoke hyper-local examples when they push back against those goals. It appears to 

be what is lost in the middle of this discussion is what we were unable to give platform to in our 

interviews or questionnaires: the reality and desired future of renters. City policies are aimed at 

addressing multiple populations while neighborhood associations are focused on achieving 

hyper-local goals and protecting neighborhood qualities that they value. It seems that what can 

increase the strength and influence of neighborhood associations as well as improve city polices 

and outreach is to include renter priorities in the platform of the organizations. It was clear from 
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our research that it is a chronic struggle for both neighborhood organizations and the city to 

achieve renter involvement. Though this should remain a goal, if it cannot be achieved there 

should be effort put in to research these underrepresented local populations and include it in the 

agenda of every proposal brought to associations as a reminder of the voices often left unheard. 

What is clear is that there is an opportunity in North Madison to preserve what residents 

like best about their physical landscape as well as to help those most vulnerable in their 

community. Within each new commercial and residential development, a new future for North 

Madison will be formed. Uncertainty remains if in this future North Madison will remain an 

enclave of affordability. 

Further Research 
Although we gathered significant data relating to resident views on North Madison 

development, there are a number of ways that our project could be expanded with future 

research. A larger response size for our questionnaire would have made our statistical analysis 

more accurate, and this would have allowed us to better understand whether our results were 

random or not. We also would have liked to have a more diverse set of respondents, including 

both homeowners and renters, landlords, people of color, and people of varying lengths of 

residence in North Madison. We could improve our questionnaire by also gathering demographic 

data such as age, race, educational attainment, and annual income in order to better understand 

and analyze who our responses are coming from. It would also be beneficial to provide 

respondents with our definition of gentrification so that all responses are considering the same 

ideas of what gentrification and displacement looks like in communities. Our interviews would 

have also been improved with more diversity, such as a more geographically representative set of 

neighborhood association leaders, city planners, developers, and alder people.  
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Conclusion 

Our research began by asking, “Do residents of North Madison view their neighborhoods 

as “susceptible” to gentrification and its population as “vulnerable” to displacement?” From our 

research, we found that residents have varying opinions based on three different factors: resident 

homeownership versus renter status, individual definitions and ideas of gentrification, and views 

on the accuracy of reports and level of representation of this problem. Our findings indicated that 

single family homeowners on the North Side do not currently recognize the effects of 

gentrification and displacement happening due to their life circumstances. For example, the 

majority of our responses came from homeowners and they do not experience the effects of 

increased rental costs. Additionally, homeowners welcomed changes in amenities such as more 

upscale restaurants and retail locations, which often have negative effects on the affordability of 

a neighborhood. Residents offered differing understandings of what gentrification means as well, 

which in turn influenced their agreement to the city’s classification of the area. Finally, multiple 

residents did not agree with the representation of this issue in the report. A few residents stated 

that reports inaccurately represent populations of renters and homeowners in areas that are 

comprised of primarily single-family homes, but have a larger number of rental residents due to 

population density in rental units.  

Our second research question asked, “How do residents imagine their community's future 

as they face increased development pressure?” Overall, our research suggests that homeowners 

felt that their individual residential neighborhoods would experience minimal change as North 

Madison faces increased development pressure. In many ways this is what homeowners 

expressed as their desired outcome. Homeowners pointed to the qualities of their single-family 

home neighborhoods as their favorite features of their neighborhood that they wanted to maintain 
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or enhance. Many pointed to developments they viewed as contrary to those qualities, like 

apartments and public housing, as less desirable for their future. What remains unanswered in 

this question is how homeowners believe that the economic and cultural diversity they reported 

as valuing in their neighborhoods will continue as development and speculation 

disproportionately affects some groups over others and makes it more likely for their 

community’s population to be homogeneous.  North Madison homeowners imagine a financial 

windfall, increased amenities, and maintained low-density living while having little demographic 

change and affordability maintained. Our research suggests that this imagined future is logically 

untenable.   

Finally, our research question asked “What can we learn about the affordable housing 

crisis in Madison from this community?” Our research suggests that Madison residents desire 

opportunities to have a voice in their community’s future, but that the goals of homeowners, 

renters, developers, and the city can be at odds with one another. These conflicts contribute to 

the difficulty of providing and preserving affordable housing in Madison. To solve a 

multifaceted issue such as affordable housing, there requires a coordinated set of actions to be 

taken by a range of stakeholders in order to have an effective response.  Considering that there is 

a large and diverse amount of voices, community discussions must be inclusive as they are 

imperative to pursuing the equitable progress that Madison claims to champion. Our study of 

North Madison confirmed that residents share values such as compassion for their neighbors and 

they must keep these values in mind as their communities increasingly face decisions on housing 

and development.   
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Appendix A 
Resident Questionnaire 

1) How long have you lived in this neighborhood?  

2) Do you own your residence?  

3) Do you think that your neighborhood is more or less affordable than the typical Madison 

neighborhood?  

4) Are you a member of a neighborhood association?  

5) How would you describe the sense of community within your neighborhood?  

6) What are the best features of your neighborhood?  

7) What challenges does your neighborhood currently face?  

8) Have there been any noticeable changes to your neighborhood in the last five years?  

9) How do you think your community will change in the next ten years?  

-In August, the city of Madison released a report that said members of your community could be 

“displaced” or “forced to move... due to conditions which are beyond their ability to control or 

prevent”, like rent increases or home costs.   

10) How do you feel about the city labeling your community as vulnerable to displacement?   

11) What, if anything, should the city do to address the displacement caused by rising rents and 

housing costs?  

Questionnaire Responses to Question 6 and 7: 

Length of residence  Best features Current challenges  
0-9  Community: Community, friendly, 

people, music & festivals, community 
center 

Crime: safer 

Accessibility: close to downtown, close 
to main road, easy to get to downtown 
and highway, bus line 

Community: stigma about the area 

Crime: theft, crime 

Accessibility: Traffic 

Business: no data 
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Business: restaurants, commercial 
growth  

Housing: affordable 

Nature: parks, lakes, old trees, parks,  

Infrastructure: N/A 

Housing: gentrification  

Nature: loss of trees,  

Infrastructure: bad schools, curbs and 
sidewalks 

10-20 Community: mixed diversity of old and 
new residents, community, small town 
feel, close knit, young families bring 
vibrant energy, dogs, close knit 
community & good people, good 
neighbors, demographic diversity 

Crime: Quiet 

Accessibility: close to campus and 
downtown 

Business: growing retail  

Housing: no data 

Nature: near lake, 

Infrastructure: no data 

Community: no data 

Crime: noise 

Accessibility: Traffic,  

Business: no data 

Housing: rising housing prices, 
gentrification, rising housing costs, 
rising costs of living 

Nature: algae blooms 

Infrastructure: schools, icy streets, 
road conditions, street signs,  

 

20+  Community: small and quiet 
neighborhood, community 

Crime: no data 

Accessibility: close to downtown, close 
to downtown, near interstate 

Business: businesses, close to 
businesses, close to downtown 

Housing: affordable 

Nature: close to lake, parks 

Infrastructure: schools, well 
maintained neighborhood, near 
airport, library 

Community: poverty, poverty and need 
for higher paying jobs 

Crime: crime, crime 

Accessibility: traffic 

Business: No data 

Housing: lack of resources, old housing 
stock 

Nature: PFAs,  

Infrastructure: F-35s, F-16s, Airforce 
noise, F-35 jets, schools, curbs 
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Questionnaire Responses to Question 8 and 9: 

Length of residence  Noticeable changes in last 5 years? How will community change in 
next 10 years? 

0-9 Community: No data 

Crime: no data 

Accessibility: no data 

Business: better grocery and 
restaurants, loss of Oscar Mayer, 
addition of retail restaurants, 
vibrant commercial spaces 

Housing: home turnover (old to 
young), more apartment buildings, 
landlords cleaning up apartment 
complexes 

Nature: loss of trees 

Infrastructure: no data 

Community: hopeful that stigma 
will be broken 

Crime: increased crime 

Accessibility: no data 

Business: more businesses, more 
businesses 

Housing: decreased property values 
due to F-35s, continued 
development, increased housing 
density, increased housing costs 

Nature: No data 

Infrastructure: curbs 

 

 
10-20 Community: more young families, 

young families, young families, 
more children  

Crime: more noise, more police and 
crime events 

Accessibility: Change of traffic 
pattern on Sherman  

Business: more retail, more 
businesses and restaurants, loss of 
Oscar Mayer 

Housing: turnover of homeowners, 
fewer POC and elderly owning 
homes 

Nature: no data 

Infrastructure: no data 

Community: “negatively” 

Crime: no data 

Accessibility: no data 

Business: no data 

Housing: loss of diversity due to 
rising costs, increased housing 
costs, young homeowners, more 
young families, displacement 

Nature: loss of trees 

Infrastructure: no data 

 

20+ Community: no data 

Crime: more intoxicated driving 

Community: no data 

Crime: no data 



   
   

 

   68 
 

Accessibility: no data 

Business: loss of Oscar Mayer, 
nonprofits changing names 

Housing: Home turnover, rising 
housing prices and taxes, small 
development, young buyers, 
homeowner turnover 

Nature: PFA contamination in water 

Infrastructure: no data 

 

Accessibility: no data 

Business: more retail and 
restaurants 

Housing: more young families, 
blight due to F-35s, younger and 
more diverse demographics, 
developments, more racial 
diversity, more young families 

Nature: hotter neighborhoods due 
to lack of trees, loss of trees 

Infrastructure: demolished and 
moved because of F-35s 

 

Questionnaire Responses to Question 10 and 11: 

Length of residence  How you feel about being labeled 
as vulnerable to displacement? 

What can city do to address 
displacement?  

0-9 Sad, apathetic, curious about 
causes,  

Allocate funds for affordable quality 
housing, NOT subsidize the costs, 
nothing- it’s just going to happen. 

10-20 Disagree, agree but hopeful it will 
be combated, it’s good to raise 
awareness about it, accurate and 
unfortunate, agree 

Cap property taxes based on 
income threshold, truly asses value 
of homes to match tax rates, more 
cooperative housing, invest in 
housing for low income families 

20+ This is happening everywhere, 
haven’t heard anyone say they are 
affected, can’t start working to fix a 
problem if you can’t see it’s there, 
surprised, sad, rethinking thoughts 
about increasing racial diversity, 
agree,  

Not much, raise wages to $15 an 
hour, build more affordable 
housing, oppose F-35s, increase 
affordable housing, encourage low 
cost rental developments, no F-35s 
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Appendix B 
Interview Transcript with Samba Baldeh   

Interviewers: Michael, Marshall, & Diego  

11/08/2019 at 3:00 pm  

Format: Phone 

1) What do you perceive as the greatest strengths of the North 
Madison communities you represent?  
 
 
There are active neighborhood associations that advocate for the 
Northside communities. We are also near a technical college, so 
there’s access to education, and off the beltline, which is 
advantageous for accessibility. There is also open space available 
for development.  
 
 
2) What do you perceive as the greatest challenges for the North 
Madison communities you represent?  
 
 
There is a lack of housing and not a ton of public space. I’m 
advocating for an imagination center near Reindahl park, which 
would be a space of community congregation for residents. Hotels 
and human trafficking are a problem. There is a lack of access to 
educational facilities, like a library, and drinking water concerns.   
 
 
-The report recommends a number of strategies for the city to 
implement for equitable development. We are going to ask you 
about what you see as the strengths and weaknesses of three of the 
strategies.  
 
 
3) What are the strengths & weaknesses of adjusting zoning 
standards as a strategy for addressing affordable housing?  
 
 
I support increasing the supply of safe, affordable, rental housing 
near transportation corridors.   
 
 
5) What are the strengths & weaknesses of establishing a housing 
levy as a strategy for addressing affordable housing?  
 
 

 
 
 
 
 
- NA, Education, Highway 
access, Development Space 
 
 
 
 
 
 
 
 
 
 
-Lack of Housing & community 
spaces 
 
 
 
 
 
 
 
 
 
 
 
 
 
-Housing near transportation 
corridors 
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I would consider looking into the use of TIFs to support affordable 
housing development on the Northside.  
 
 
6) What strategies should be employed by the city to prevent the 
displacement of vulnerable communities in the neighborhoods you 
represent?  
 
 
WHEDA funds, Public-Private partnerships, Work with Dane 
County and local nonprofits   
 
 
7) What input did community leaders and residents contribute to 
developing city strategies for addressing affordable housing?  
 
 
When it’s the same people showing up, it’s difficult to energize 
certain segments. We need to involve people of color and low-
income people. It is a joint effort between the community and 
elected officials. 
 
 
10) How do you feel about the city labeling the communities you 
represent as vulnerable to displacement?  
 
 
“Reality is reality.” It is a problem for the entire United States. 
You can see gentrification happening on Park St. It is difficult in 
our economic system; these are big issues related to the economy.  
 
 
I believe it is the responsibility of all policymakers to make it a 
priority to address affordable housing.  
 
 
12) Do you believe there are tensions between homeowners and 
renters?  
 
 
Developers and rental property owners are out to make money, so 
it’s difficult for renters because they can be kicked out for so many 
reasons, it’s very easy to evict people. Renters of low income are 
struggling with decreased vacancy rate. There are a lot of 
homeowners who advocate for affordable rental housing but when 
projects are proposed near to their neighborhood it is a different 
ball game.  
 
 

-TIF 
 
 
 
 
 
 
 
 
-Funding Sources 
 
 
 
 
 
 
 
 
-Hard to increase vulnerable 
population participation 
 
 
 
 
 
 
 
 
-Connected problem to a larger 
context 
 
 
 
 
 
 
 
 
 
 
 
-Renter struggles and the lack of 
homeowner follow through on 
advocacy 
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13) NAs not fully representative of communities, does that have 
any effect on developments?   
 
 
What they do may not be fully representative of the community, but 
it’s the same people active over and over and we have to contend 
with the fact that NAs are not always reflective of the community.  
 
 

 
 
 
 
 
 
-NAs are not always reflective of 
communities 

 

Appendix C 
Interview Transcript with Renee Walk   

Interviewers: Michael and Diego  

10/14/2019 at 1:00 pm  

Format: Phone 

1) What is your title with Sherman Neighborhood Association?   
Co-Chair of Sherman NA   
  
2) How long have you lived in this neighborhood?   
June 2014   
   
3) Do you own your residence?   
Yes   
   
4) What are the best features of your neighborhood?   
Our proximity to downtown. It is extremely bikeable. We have a 
lot of culture and economic diversity. Our neighborhood is 
affordable, rent here is about $200 less than market rate.   
   
5) How would you describe the sense of community in your 
neighborhood?   
We are a bedroom community.    
A lot of single-family homes with mixed-use boundaries. A lot of 
older residents who are friendly and say “hi”. Older residents 
keep up their properties and care for what they have.   
   
6) Do you believe the members of your NA accurately represent 
the socioeconomic makeup of your community?   
No, they tend to be older, whiter, and often retired w/ the free 
time to participate.   
   
7) Have there been any noticeable changes to your neighborhood 
in the last five years?   

 
 
 
 
-Personal Background 
 
 
 
 
 
 
-Downtown proximity, 
affordable housing 
 
 
 
 
 
 
-Bedroom community 
 
 
 
 
 
-NA not representative 
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More younger families have moved in. Increased investment and 
more activity. North Madison is seen as having more open and 
available land. There have been a lot of development proposals. 
Many have been near Packers Ave. The vibe has changed.   
   
8) Have members of your NA expressed concerns over their cost 
of housing?   
I have seen many conversations on Nextdoor talking about rent 
costs and housing affordability concerns.   
   
9) Have there been development projects within the last five 
years that have caused strong positive or negative reactions 
among your NA members?    
None that have gone through. Affordable housing projects have 
caused an interesting debate among members. We are concerned 
that the city is not distributing affordable housing projects 
across the city.   
A top priority for us is supporting our schools.   
   
10) What are the needs you express when working with 
developers?   
Senior housing is a top priority. ADA and universal design. We 
want developers to be thinking about families with children as 
well and include things like playgrounds in their developments.   
We want developers who are community partners and aren’t just 
going to drop a building in our neighborhood and leave. We 
want developers who are willing to have a 
conservation. Affordable housing means different things to 
different people.   
   
11) How do you think your community will change in the next 
ten years?   
Great question. A lot depends on the Oscar Mayer 
redevelopment. We feel there is a North Side identify. We believe 
the North Side needs more recognition from the city just like the 
East and West sides of Madison. We want to be closer to the 
city.   
The city talks about the neighborhood planning process but they 
plan to build the bus barn here with little community input.   
   
12) What do you mean by closer to the city?   
We want there to be more transit access. We want to be included 
in the BRT planning. A lot of our residents can’t afford cars. A 
trip to downtown can be 40 minutes. We want people to come 
and spend time here.    
     

 
 
 
-Younger families, a lot of 
development 
 
 
 
 
-Nextdoor 
 
 
 
 
 
-Affordable housing debates 
 
 
-Distribution of affordable 
housing 
 
 
 
 
 
-Priorities are families & 
children 
 
 
 
-Different definitions of 
affordable housing 
 
 
 
 
 
 
-Oscar Mayer 
 
 
 
 
 
 
 
-Want to increase 
connectivity to city 
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13) How do you feel about the city labeling your community as 
vulnerable to displacement?   
It is a mixed bag. After the housing market crash real estate 
speculation increased and a lot of single-family homes were 
bought and converted to rental units. If single-families buy 
homes and replace rentals it's not necessarily bad. We recognize 
the affordability problem. But we would like to benefit from the 
financial windfall that the rest of the city is experiencing.    
We are concerned if the city will work with us and not make 
plans for us.   
   
14) What, if anything, should the city do to address the 
displacement caused by rising rents and housing costs?   
   
The city needs to include community input. But make it more 
convenient for residents to participate. Most working people 
can't make a meeting at 5:30 on a Tuesday evening, especially 
shift workers. The city should show that our input matters. They 
can’t ram through projects. There is some disillusionment 
because it feels like the city has predetermined outcomes.    
 
 

 
 
 
 
 
-Mixed-bag 
 
 
-Renters to Owner conversion 
can be positive 
 
 
 
 
 
 
 
 
-City should include 
community input 
 
 
 
 
 
 
 
 

 

Appendix D 
Interview Transcript with John Rosch  

Interviewers: Michael and Marshall  

10/30/2019 at 12:30 PM 

Location: Cool Beans Coffee Shop 

Format: In-Person 

1. How long have you lived in this neighborhood?   
24 years.  
  
2. Do you own your residence?  
Yes.  
  
3. What are the best features of your neighborhood?  

 
 
 
 
-Personal Background 
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It’s quiet, peaceful. Lots of people on the streets and in the 
parks. Sandburg schools and Sandburg Woods, Reindahl Park.   
  
4. How would you describe the sense of community in your 
neighborhood?  
It’s like a separate small town within Madison, we are pretty cut 
off from the surrounding areas. There is a strong sense of 
community among older white residents and Hispanic and 
Hmong residents. There is increasing ethnic diversity and a lot 
of younger families moving in. There is also a low crime rate. 
Although, we have no library, no public health, and no police 
station.   
  
5. Do you think that your neighborhood is more or less 
affordable than the typical Madison neighborhood?   
More affordable.  
  
6. Do you believe the members of your NA accurately represent 
the socioeconomic makeup of your community?  
No. It’s mostly older white people and younger families. People 
living in apartments/low-income people are too busy staying 
alive to join neighborhood associations. It’s difficult for us to 
say we represent everyone.   
  
7. Have there been any noticeable changes to your neighborhood 
in the last five years?  
Increases in young families and ethnic diversity.   
  
8. Have members of your NA expressed concerns over their cost 
of housing?  
No. The main topic of our meetings has been the F-35s, concerns 
over increasing crime, and the building of the library.   
  
9. Have there been development projects within the last five 
years that have caused strong positive or negative reactions 
among your NA members?  
There has been a lot of development along Hanson Road with 
the addition of American Family Hospital and growth of other 
businesses. Also apartments on the north end of Portage Road 
where the main concern is increased traffic. We had some traffic 
calmers put in near the school at Portage Road to slow down 
cars.  
  
10. How do you think your community will change in the next 
ten years?  

 
-Emphasized public spaces 
 
 
 
 
-A small town within 
Madison 
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Turnover of older residents to young families and increased 
ethnic diversity. The foundation of being primarily single 
families will stay the same, meaning that those moving in are not 
different than those who are already there. Continued 
development into Hanson Road.   
  
11. How do you feel about the city labeling your community as 
vulnerable to displacement?  
What are they going to do about it? We are one of the most 
under-served parts of the city. The current mayor’s postponing 
development of the library doesn’t help. I don’t think the report 
is an accurate reflection of our neighborhood because I don’t 
think we are gentrifying and I don’t think the neighborhood is 
going to change significantly in the future. The territory of the 
neighborhood is still majority single-family homes, even if there 
are more individual renters. (as the EDR states it is 60%).   
  
12. What, if anything, should the city do to address the 
displacement caused by rising rents and housing costs?  
It’s not just an issue of public housing and they need to address 
the complexity of the problem. There are 3 other components 
needed – high paying jobs, ancillary resources, and community 
support services – not just an affordable place to live. Did you 
see Cabrini Green in Chicago? It was filled up with squatters. 
When the city focuses too much on housing it is missing bigger 
issues like raising wages and salaries and providing necessary 
public services to residents.   
  
13.What do you think about rezoning single family 
neighborhoods to allow for more high-density units, like 
duplexes and triplexes?   
I think residents would resent it. There was in incident on the 
corner of Portage and Rieder Road where some renters started a 
drug business and there was a shootout. There was a very large 
turnout at this neighborhood meeting. An event like this 
perpetuates the stereotype that duplexes and rental units can 
bring dealers and gangsters. So high density housing would lead 
to people leaving the neighborhood to avoid that. I think it’s 
exactly the wrong way of going about it.   
  
14. What about a dialogue between the city and residents?   
Technically the mayor listens to NAs, but it’s a performance 
thing.   
  
15.Are there efforts to reach out and include vulnerable 
populations in the Neighborhood Association?   
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We try, but low income and people of color don’t think about 
things like that. They think about what the landlord needs, why 
they got fired from their job and how they’re going to get 
another job, the 3 kids they have to feed and another one on the 
way. I think something like the library could bridge this gap, 
because it would also have public health resources, community 
rooms, social workers, support like that.  
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Appendix E 
Interview Transcript with Pamela O’Donnell  

Interviewers: Michael, Diego, and Marshall  

10/21/2019 at 4:00 PM 

Location: UW-Madison College Library 

Format: In-Person 

1) How long have you lived in this neighborhood?   
I moved here from the Brentwood neighborhood in 2007, so 12 
years.    
   
2) Do you own your residence?   
Yes.     
   
3) What are the best features of your neighborhood?   
   
Proximity to the interstate, good location to work downtown   
No hippies or yuppies   
I feel comfortable here due to being from a lower/middle-class 
family, so I feel like I fit in in this neighborhood    
   
4) How would you describe the sense of community in your 
neighborhood?   
   
When I first moved here, it was an older community. There wasn’t 
much turnover. Now there are a few more families with young 
children. People come here to find starter homes.    
   
5) Do you believe the members of your NA accurately represent 
the socioeconomic makeup of your community?   
   
I think it’s skewed slightly older, most of the members of the NA 
are teachers, professors, or involved in small businesses. It’s also 
a predominantly white neighborhood, so I think we represent 
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that. I’m the president primarily because no one else has 
volunteered, so I just kind of agree to keep doing it. We’re not 
exactly “the elite”.    
   
6) Have there been any noticeable changes to your neighborhood 
in the last five years?   
   
In the past 8-9 years a lot of younger families have been moving 
in, I think because of the affordability of starter homes. Taxes and 
water bills have increased. There haven’t been many physical 
changes due to lot sizes restricting that.    
   
7) Have members of your NA express concerns over their cost of 
housing?   
   
They have definitely expressed concern about increasing property 
taxes. Members of our community are not really engaged in the 
political realm.    
   
8) Have there been development projects within the last five years 
that have caused strong positive or negative reactions among your 
NA members?    
Every community has a bit of NIMBYism in it. There hasn’t been a 
lot of development in this neighborhood due to the lot size and 
lack of empty lots. People are concerned about the potential of F-
35s at the airfield, as well as concern of parolees and sex 
offenders moving in. There has been positive reaction to the Willy 
Street Co-op coming to the Northside Shopping Center.    
   
9) How do you think your community will change in the next ten 
years?   
   
I think we will continue to be a place people can afford to 
buy homes in. The last house sold was bought in one day. 
Residents would like more amenities like retail options, 
entertainment options and a hotel.    
   
11) How do you feel about the city labeling your community as 
vulnerable to displacement?   
   
I don’t really consider it to be very vulnerable right now. 
However, I think if property taxes continue to increase it will be. 
Homeowners will stay because it’s the only affordable place to 
own a home in Madison. There isn’t a lot of transition in residents 
here. Most residents renting are in single-family homes and stay 
long term.    
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12) Are you pessimistic, neutral, or optimistic about the future of 
your neighborhood over the next ten years?   
   
Mildly optimistic. Residents are concerned about the possibility of 
the city forcing them to build sidewalks—it could negatively affect 
the canopy of the neighborhood. The highest concern of residents 
is crime increasing. More people have been locking their homes 
and cars. I think as long as property values are maintained we 
don’t have to worry about blight. There was a home sold for over 
$200,000 which is a lot for our neighborhood. I have seen how 
student slums near campus haven’t been kept up because they 
have been rentals for years.   
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