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Goal:  Economic development initiatives should proceed in a planned fashion according to available or

planned infrastru cture to preserve and promote the rural quality of life.

Chapter 3: Economic Development

Econom ic develop ment  can be d efined a s the pro cess of cre ating and main taining a h ealthy loca l econom y. 

Because the econ omy  plays such a v ital role in  all aspe cts of comm unity life , it is impo rtant to  carefu lly

examine  the econom y in the comp rehensive pla nning proces s.  A healthy econ omy can  serve as a too l to

help accom plish other goals, the refore it is importan t that the Econo mic Deve lopment se ction be integrate d with

all elements of the Comprehensive Plan.

The overall goal is to retain and enhance an economy that reinforces Madison County’s character and promotes

its assets.  Those include:  rural quality of life; economically viable agricultural base; abundance of natural

resources; stron g sense of history a nd heritage; a nd close proxim ity to the Athens u rban ma rket.

3.1 Purpose and Organization

The Minimum Standards, set forth by the Georgia Department of Community Affairs, specifies that the

Comp rehensive Pla n must include  the following asp ects in the Econo mic Deve lopment ch apter:

g Identify local economic development trends.

g Inventory characteristics of the local labor force and economic base.

g Identify local economic development programs, tools and resources and

determine their adequacy.

g Develop a strategy for directing future economic development initiatives

according to community preferences.

The 2001 Comprehensive Plan is the second update of the 1991 initial plan.  The county, and its municipalities,

seek to build on the needs and goals that have been identified over the past decade.  This process will help guide

local officials in im pleme nting economic d evelopment  strategie s outlined  by count y residen ts. 

The first element of the chapter is an inventory of the county’s economic resources.  It will examine the local

econom ic base and brea kdown the em ployment and  earning s by secto r.  

The local labor force is examined in the second section, including employment characteristics, unemployment

rates , and co mm uting p attern s.  This data is d erived  from 1990 Decennial Census re source s and  the Ge orgia

Departm ent of Labor.

The third section inventories local economic development tools and agencies, and regional education and training

facilities. Economic development activities that have occurred since the previous update will be identified.

The final section outlines  the county’s nee ds assessm ent and goals and policies iden tified by the Citizens Ad visory

Comm ittee.  The goals a nd policies outline spe cific strategies addre ssed in the coun ty’s Five Year Sho rt-Term

Work Program.
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3.2 General Overview of The Madison County Economy

Like many counties in Northeast Georgia, Madison County remains relatively rural.  However, its proximity to the

Athens metropolitan area has created a spillover effect of population and economic opportunities.

Taxable sales are a good indicator of the goods and services produced and consumed at the local level.  They

help to determine the amount of revenue retained through local economic activity.  Madison County taxable sales

increased by 21% between 1990 and 1999, from $66.6 million to $80.6 million.

The 1998 Master Economic Rank for Madison County was 63 out of 159 counties.  The ranking is determined by

using the adjusted gross income (the amount of personal income earned outside the county), number of

automobile registrations, and net assessed property value.  Madison’s rank rose 16 spots from its 1992 ranking of

79.

Between 1993 and 1998 the total income, earned from wages and salaries and secondary sources (rent, dividends

and interest), increased by 48%.  Out of 159 counties, Madison’s percentage increase ranked 26th overa ll.

In 1995, 15.3%  of  Madison County’s popu lation was living be low the poverty threshold.  This ra nked the cou nty

46th in the state and 6th in the region.  The average poverty threshold for a family of four was $15,569 in 1995.

The number of employees working in Madison County increased significantly between 1995 and 1999.  The 1995

total of 2,813 increased by 58% to a 1999 total of 4, 443.  As the county’s economy continues to expand and

diversify, this number is expected to increase as more Madison County residents are able to seek and find

employment within the county.

3.3 Section One: Economic Base Inventory 

3.3.1 Sector Employment

This section identifies the number of people employed by local businesses and industries, including any persons

living in the surrounding area and commuting to Madison County for employment.  This does not include Madison

County reside nts comm uting elsewh ere for emp loyment.

This section refers to the various sectors of the economy that employ the local labor force.  Local industries and

businesses are classified into eleven sectors.  This data was taken from the Georgia Department of Labor and

repre sents  jobs in th e coun ty that  are covered  by une mplo yment insur ance  legislat ion.  Sta tistics ar e not re adily

available on farm employment and these figures are derived from the 1990 Decennial Census and projected using

linear regressions based on historical data.

The following sectors are examined in Table 3-1: (Tables are located in Appendix A)

g Agricultural Services (including forestry and fishing)

g Construction

g Manufacturing

g Transportation, Communication and Utilities (TCU)

g Wholesale Trade

g Finance, Insurance and Real Estate (FIRE)

g Services

g Government (Federal, Local and State)

g Mining
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Figure  3.1 is a re prese ntation of the  1999 G eorg ia

Department of Labor estimates for the county labor

distribution by sector.  Refer to Table 3-1 for

historical data and future projections.

The largest non-farm employer in the county is the

government sector, representing 29.2% of the total

labor force.  Manufacturing represents 16.5%,

Retail Trade and Construction represent 14.8%,

and Services represent 14.5%.  The remaining

sectors comprise a sma ll amount of the labor force

with the largest being the TCU sector with 3.2% of

the local lab or force. 

There  is a very  sma ll level of m ining a ctivity in

Madiso n Coun ty and data is not re ported  regularly. 

The only data reported in the mining sector in the

past d ecade was in 1995, and  the se ctor on ly

represented 1.6% of the county labor force.

Table 3-1 offers a comparison of state and county employment for each sector.  Construction represents a cyclical

pattern of employment and the population increase experienced in Madison County over the past decade has

created a demand for the construction of new housing.  This has led to the much higher proportion of

construction employment for the county than the state.

The 1990 census figures for agricultural employment are shown in Table 3-1 and they represent a much higher

dependence on agriculture in the county than in the state.  Madison County is one of the leading poultry and beef

producers in the state.

3.3.2 Sector Earnings

Earnings are comprised of wages, salaries, and

other income paid to persons working for the

businesses or industries located within Madison

County.  This information is obtained from the

Georgia Department of Labor an d corresponds to

the industrial sectors identified in the previous

section.

The government sector has the highest proportion

of wages earned in the county at 30.8%, followed

by Manufacturing at 20%, Construction at 15.5%,

Services at 13.3%, Retail at 8.6%, TCU at 5.8%,

FIRE at 3.4%, Wholesale Trade at 2.1%, and

Agricultural Services  at 1.1%.  Re fer to Table 3-2

for historical information and future projections.

The 1995 da ta for the Minin g sector reve aled th at it

represente d 1.8% of the  total earnings.  Re fer to

Table 3-2 for county and state comparisons for

sector earnings.

The proportion of Retail Trade employment to earnings is almost two to one due to the relatively low wages

earned by retail employees.

Figure 3.1 Madison County Sector Employment

Figure 3.2 Madison County Sector Earnings
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According to the 2000 Georgia County Guide, Madison County ranked ninth in the state in terms of 1999

Farm gate  Value .  Mad ison ranked  fifth in Bro iler production and  second in Beef.  It also  ranked in the  top thir d in

Table Egg  Layers and  Forestry com modities.  De spite the decre ase in agricultural em ploymen t over the past th irty

years, agriculture remains an important earning sector for the county economy.

3.3.3 Average Weekly Wages by Sector

Another variable in the economic analysis is the average weekly wage by sector.  Table 3-3 compares the average

wages earned in the county and in the state for each industrial sector.  The county overall weekly wage increased

by $13.88 per year between 1990 and 1999, in comparison to a state increase of $20.33.  The state paid higher

average weekly wages than the county for all industrial sectors.  One explanation for this is the relatively low

educationa l level of th e Madison C ounty  labor fo rce.  Generally , emp loyee s witho ut a colle ge education will ob tain

lowe r wages than those pos sessing a degree .  The 19 90 pe rcenta ge of p erson s with a  univer sity degree  in

Madison County was 9.7% compared to a state average of 19.3%.  Another factor is the lack of high paying jobs

in the county.  The economic base is generally based on manual labor type jobs which generally have lower

wages.

3.3.4 Sources of Personal Income

Sources of incom e indicate how  a comm unity receives its incom e.  The Georg ia Departm ent of Com munity Affairs

has developed the following categories to determine income sources:

Wage and Salary: Total income earned as compensation for working or rendering services.

Other Labor Income: Total employer contributions to private pension or worker’s compensation funds.

Proprietor’s Income: Measures total profits earned from partnerships or proprietorships.

Dividends , Investment,  Rent,

and Interest Income (DIRI):

Total income from investments and rental property.

Transfer Payments: Total income from payments by the government under many different programs

that include Social Security, unemployment insurance, food stamps, veterans

benefits, etc.

Residence Adjusted Income: Measures the net amount of personal income of county residents earned outside

the county.  A positive number indicates that county residents have earned a

greater amount of income than non-residents have earned inside the county.

Table 3-4 presents a comparison between the state and

the county in terms of sources of personal income.  The

data represents the percentage of total income and

displa ys histo rical da ta and  future  projec tions.  Data is

obtain ed from  the U.S . Census Bur eau R egional Econom ic

Information System.

The la rgest  contrib utor to  total pe rsona l incom e in

Madiso n Coun ty is the Re sidence  Adjusted Incom e (RAI) . 

This indicates that the majority of the total personal

income is earned by county residents outside of the

county, it represents 41.8% of the total.  This is explained

further in the upcoming section on Labor Force. Transfer

payment is the next highest component at 19.6%,

followed by p roprietor’s incom e at 14.3% , wage an d salary

at 13.2% , DIRI at 1 1%, an d other in come  at 1.5% .  

Figure 3.3 Madison County Sources of Income, 1997
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The RAI percentage has continually risen in the county as more residents become employed outside of the

jurisdict ion.  The state RAI percentage remains at or near zero as the majority of the residents earn their income

within the state.  Th e domina nt compo nent of the state ’s total personal incom e is wage a nd salary, due  mostly to

the absence of the residence adjusted income but also to the higher average wages paid in comparison to the

county.

3.4 Section Two: Local Labor Force

3.4.1 Employment by Occupation

Table 3-5 portrays the percentage of total employment by occupational classifications for 1980 and 1990 and

offers comparisons between the state, the county, and the nation.  The categories are for non-agricultural

occupations.  Madison County consistently has a lower proportion of its labor force in those classifications

requiring above average levels of education than the state and nation.  The executive, administrative and

managerial classification displays a 7% share for the county compared to 12.3% for both the state and nation and

the professional and technical specialty has a 10.4% county share compared with 16% for the state and 17.8%

for the nation.

The table illustrates that Madison County has a higher percentage of its employment in the manual labor

classifications indicated by its high employment percentages in the construction and manufacturing sectors.  The

precision production, craft and repair classification has a 20.3% share for the county compared with 11.9% for

the state and 11.3% for the nation and the machine operators, assemblers and inspectors represent 12.2% of the

county labor force compared to 8.5% of the state’s and 6.8% of the nation’s.

3.4.2 Employment Status 

Table 3-6 shows the employment status characteristics for the labor force in Madison County, Georgia, and the

U.S.A. for the census years of 1980 and 1990.  The table measures the percentage of the population that

participates in the labor force, the percentage of females in the labor force, the male participation rate, and the

female  participat ion rate.  

The county enjoys an increasing percentage of its residents in its labor force, exceeding both the state and

national averages.  The percentage of females in the labor force rose from 43.51% in 1980 to 45.4% in 1990 and

is expe cted to  increa se along na tional tr ends .  Overall

the county pe rcentages a re similar to those o f the state

and the nation indicating a relatively healthy labor force

participation rate.

3.4.3 Unemployment Rates

Madison County enjoys one of the lowest unemployment

rates in the Northeast Georgia region and is lower than

both the state and national averages.  The Department

of Labor 2000 estimate shows a rate of 2.5 for Madison

compared to  3.0 for the st ate and  4.0 for the nation. 

Madison’s unemployment rate remains low because of

the diversity of the Athens-Clarke County economy

which provide s many M adison Cou nty residents w ith

employment.  It should be noted that unemployment

rates refer to those persons who are able to work and

are actively seeking employment and does not include

agricultural labor.
Figure 3.4 Unemployment Rates
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Historically, an unemployment rate of 5 percent or less signified an economy at “full employment,” meaning that

virtually eve ryone th at is looking  for work w ill be able to find it.  

However, the “full” economy relates to Athens-Clarke County.  The proximity of Madison County to Athens makes

it an attractive location for commu ters who a re seeking a m ore rural lifestyle.   As mo re people m ove into

Madison County, a smaller percentage of the population is actually staying in the county to work.

3.4.4 Commuting Patterns

As previously mentioned, the majority of Madison County residents commute outside of the county for

employment.  In 1980 this figure was 70% of all workers and this rose to 75% in 1990.  Table 3-7 lists the

commuting patterns to work for county residents aged sixteen and over, including number of commuters, method

of travel, and average travel time to work.

In 1990 approximately 75% of the county labor force worked outside Madison County.  Of the ten largest

employers in the Madison area, eight are found in Clarke County.  Of all workers that commute from Madison

County, 55% of those are traveling to Clarke County, further illustrating the dependence on the Athens-Clarke

County economy.

3.5 Section Three: Local Economic Development Resources

3.5.1 Agencies

Madison County Chamber of Commerce:

Organized in 1985, the Chamber is a non-profit organization that derives its funding primarily from local

members.  Its main goal is to promote orderly community development to adequately meet the needs of

the expanding population.  The Chamber is active in promoting industrial, commercial and tourism

development for the county.

Madison County Industrial Authority:

The Authority was organized in 1967 but remained relatively inactive until 1986.  The Authority consists of

a five-member board appointed by the County Board of Commissioners.  Its goal is to work with the

Chamber in promoting Madison County to prospective businesses.  The Authority has two divisions, one

for infrastructure development and the oth er for econom ic developm ent.  The Indus trial Authority

curren tly ope rates  two w ater sy stem s, with  the capacity  to serve one  thousand cu stomers, and is active ly

recruiting businesses for Madison County.

Georgia Power and Jackson Electric Membership Corporation:

These two utility companies both serve Madison County and both offer economic development assistance. 

Programs offered include business retention and expansion, industrial location, demographic analysis,

among othe rs.  Georgia Power has a district office located in Comer and Jackso n EMC has a district

man ager  based in Hu ll.

University of Georgia Small Business Development Center:

The Center  condu cts ma rketing  analy sis and  surveys inten ded to  evalua te a comm unity’s  econo mic

developm ent potential.  The y use this informa tion to provide m anagem ent consulting to e ntrepreneurs

looking to locate their business.
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Institute of Community and Area Development:

Offers technical ass istance, training, and  research serv ices for local governm ent and variou s comm unity

organizations.

Georgia Tech Economic Development Institute:

Offers  inform ation to  comp anies , commun ities, or g overnmen t agen cies seeking  inform ation on econ omic

development opportunities.  They provide technical assistance in the following areas:

g Industrial energy conservation

g Cost-bene fit analy sis

g Industrial market outreach research

g Financing

g Business planning

g Manag ement 

g Industrial engineering

There are also resources available to the county for industrial recruitment and tourism development

through the Georgia Department of Industry, Trade and Tourism.

3.5.2 Programs and Tools

Madico Industrial Park:

Operated by the Madison County Industrial Authority, it is located along Highway 98 between Comer and

Danielsville.  It is equipped with a water system and currently houses seven businesses.  The existing

water system is expandable and the county is actively recruiting potential tenants for the remainder of

the park.

Northeast Georgia Development Authority:

Madison County is one of five participating counties in the Northeast Georgia Development Authority.  The

Authority offers tax incentives to prospective businesses based on the number of jobs that are created. 

All tax reve nues ar e shared amo ngst the  Authority ’s five particip ating cou nties.  

Georgia Department of Community Affairs Economic Development Programs:

There are a  variety of grant and loan progra ms availab le through the G eorgia Dep artment o f Comm unity

Affairs to help further economic development in rural communities.  They are designed to benefit low-

moderate income residents and to help create jobs in the area.

Center for Continuous Improvement:

Based at the Athens Area Technical College, the Center provides consulting services to firms within the

area. It helps communities retain, expand, and recruit employment and industry.

Northeast Georgia Regional Development Center:

The Northeast Georgia Regional Development Center provides a variety of assistance through

comprehensive plann ing, grant adm inistration, and the w orkforce deve lopment p rogram  which offers

training services to job applicants and dislocated workers.
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3.5.3 Education and Training Opportunities

Mad ison Co unty opera tes a public sch ool sys tem, consis ting of fiv e elem entar y schools, one  midd le

school, and one high school.  The re are no priva te schools in Ma dison Coun ty but Athens -Clarke Coun ty

houses four.

Post-s econd ary ed ucation and  training  is read ily availa ble in the area , notab ly the Univers ity of Georgia in

Athens .  This provid es the op portunity  for higher e ducation  and offer s a mu ltitude of pro grams.  

The Athens Area Technical College (AATC) offers 34 programs in a wide range of vocational-technical

fields.  The College o ffers a job placem ent service to en rolled students, he lping them se cure full or part-

time e mplo yment. AATC pro vides a  unique  emp loyee  training  progr am known as “Q uick Sta rt”.  It is

designed to train workers for specific jobs in new or expanding companies.  It allows employees the

opportunity to lea rn new skills and e arn higher w ages.  The p rogram  works directly w ith employe rs to

discus s their specific n eeds  and th en rec ruits ap plicant s that a re com patib le with  the com pany ’s spec ific

needs.

The su rrounding a rea als o houses a v ariety  of trainin g institu tions inc luding  Georg ia Tech  and Georg ia

State University in Atlanta, and Emmanuel College in Franklin Springs.

3.6 Section Four: Assessment

County residents realize the importance of the rural qualities associated with Madison County but it is imperative

that economic developm ent continue in order to provide revenue for the county to help offset property taxes.  In

a county such as Madison, with significant residential growth, economic development can help diversify the tax

base through sales tax receipts and property tax on industrial and commercial establishments lessening the tax

burden on home owners.

Since the previous plan update in 1995, the county issued 66 commercial building permits, compared with two

permits issued between 1991 and 1995.  The county also invested in two water systems to help promote the

county a s an attra ctive locatio n to potential busine sses.   

Members of the citizens advisory committee expressed the desire to maintain a level and diversified tax base

which requires increased economic development.  Committee members would like to see local officials utilize

economic forecasting models to guide decision making and help determine the type and level of growth required

to keep tax rates moderate.

Sales  tax rec eipts re prese nt a larg e port ion of the coun ty’s revenue .  Reta il busine sses cr eate  a net g ain in

revenue/co st ratios because of their relatively low infrastru cture requirem ents.  Committee m embe rs would like to

see the county promote retail development in suitable areas, focusing on those areas with existing or planned

infrastr ucture .  However, t here is  a desir e to att ract a v ariety  of sma ller bus inesse s as opposed to one large  “big

box” retail outlet to help preserve the existing character of the county.

Advisory Comm ittee m emb ers want to s ee pla nned  grow th occu rring to  ensur e that  future  deve lopment is

compa tible with the existing lan d use.  This will require a  compreh ensive analysis o f the proposed developm ents

to determine if they are compatible with the goals associated with environmental and social issues.

The county has th e poten tial to gene rate tou rism de velopm ent throu gh the u se of Watson M ill State Par k. 

Committee members feel that the Park, if properly marketed, could be used to generate local revenue from

tourists from both within the county, and outside.  The presence of the Broad River provides an array of outdoor

activities that attract urban residents from throughout the region.
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Needs

• Preserv e and p romo te rural an d agricultu ral qualities  associate d with living  in Madiso n Coun ty. 

• Diversify the tax base to reduce tax burden on homeowners.

• Promote  retail developm ent in suitable area s.  Sales tax com prises a large po rtion of county

reven ues and he lps ea se the  tax bu rden p laced  on citize ns.  Re tail bus inesse s crea te a ne t gain in

revenue/cost ra tios because of the ir relative lack  of infrastruct ure and  service requirem ents.  

• Focus retail expansion in the areas with the highest population densities, and in cross routes

betwe en ma jor transportation co rridors. 

• Attract businesses that are compatible with the county’s comprehensive plan goals associated

with environmental and social issues.

• Dete rmine  the econom ic potential of th e coun ty through a  comp rehen sive stu dy tha t will he lp

direct development to suitable locations and allow the county to market its assets.

• Direct growth to those areas that can best support it using, wherever possible, existing or

planned infrastructure to accommodate new growth.

• Increase public awareness of the types of services provided by the Chamber of

Commerce/Industrial Authority and promote the continued support of these organizations.

• Encourage a coordinated effort amongst the Chamber of Commerce/Industrial Authority and the

county jurisdictions to gain consensus in economic development matters.

• Increase county-wide public involvement in economic development initiatives.

• Promote the use of Watson Mill State Park as a tourist destination.

Policies

• Promote the expansion and retention of existing businesses.

• Locate development in clusters, as opposed to strips, to help preserve open space and reduce the

amount of infrastructure required.

• Promote and preserve agribusiness as an essential part of the economy.

• Plan, prioritize and implement economic development strategies.

• Offset costs associated with economic development initiatives through state and federal funds.

• Provide for sufficient infrastructu re capacity to acc omm odate future e conomic de velopme nt.

• Increa se eco nom ic deve lopment m arket ing effo rts to he lp maximize  the cou nty’s re tail potential,

reducing the amount of leakage to other counties.

• Incorporate tourism initiatives with historic preservation.

• Increase pu blic awareness concerning  the Cham ber of Com merce’s se rvices and prom ote its

continued sup port.
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• Promote  sense of pride a nd respons ibility to county residents to h elp prevent o ver development.

Implementation

• Undertake economic development study of the county to determine suitable types of businesses

to attract  and corr esponding loca tions. (Madison County; Initiate 2001; estimated cost $10,000;

poten tial fund s - local)

• Invest in infrastructure expansion in designated areas to accommodate future growth. (Madison

County and the cities of Carlton, Colbert, Comer, Danielsville, Hull, and Ila; Initiate 2001;

estimated cost unknown; potential funds - local, DCA, GEFA)

• Actively market Madison County to prospective businesses and industries to occupy undeveloped

parcels in Madico Industrial Park and vacant buildings within the cities. (Madison County;

Ongoing; e stima ted co st $15,000; funding  - local)

• Identify opportunities to utilize the old County Court House as a potential commercial location.

(Madison County; Initiate 2002)

• Develop an official county web site that promotes the assets of Madison County and links to all of

its major  organiza tions and  business es. (Madison County; Initiate 2002; estimated cost $15,000;

poten tial fund s - local)


