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Forward
We have all been challenged by this extraordinary year. As we were preparing for the first open
house event for the Master Plan in early March, the pandemic accelerated, and it became clear
that a safer and more flexible approach to public outreach was warranted. The Master Plan
Committee’s continued focus during the early days of COVID-19 inspired us to build a robust
virtual engagement platform that allowed the creativity of Madisonians to inform this Plan. At the
same time, protests emerged across the country, raising awareness of the impact of racism on
public policy and the construct and composition of communities. These two events motivated the
Committee to develop Guiding Principles that distill important values and aspirations for Madison
as an equitable, sustainable, healthy, resilient, and welcoming community.
It has been the Project Team’s great pleasure to work with residents, stakeholders, Borough staff
and officials, as well as Planning Board and Master Plan Committee members to craft the goals,
objectives, and strategies to move Madison closer to the Plan’s vision:
We envision Madison as a welcoming community with healthy neighborhoods, a vibrant
downtown, strong businesses, valued cultural institutions and historic resources, and
engaging public spaces. We strive to be a sustainable community where development
and preservation opportunities are balanced and enhance the quality of life for those who
live, work, and play in Madison.
Thank you for entrusting this project to us.

Susan G. Blickstein
Principal-in-charge

Elizabeth Ward
Project Manager

Siennah Yang		
Assistant Planner

Julian Wexer
Planning Assistant

Susan G. Blickstein, LLC Project Team
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Borough of Madison Master Plan

Executive Summary
INTRODUCTION

PLANNING PROCESS

It has been nearly 30 years since Madison adopted its
1992 Master Plan. And while there have been several
Reexamination Reports and amendments to the Master
Plan since then, none has captured the full scope of the
challenges and opportunities facing the Borough today.
Trends such as demographic changes, e-commerce,
real-estate investment structures, cellular technology,
internet access, public health, resiliency, smart growth,
and placemaking have significantly shifted the terrain
of local planning. These changes present challenges
but they also offer the opportunity to bring new planning
concepts and approaches into focus, rethinking and
refining Madison’s trajectory for the next 20 to 30 years.

Development of the Master Plan took about a year. As
this Master Plan was kicking off, the world entered into a
global pandemic. Typically, the planning process would
include public open houses, booths at street festivals,
and other local events where residents could share and
discuss their vision for the future. Due to restrictions on
gathering, public engagement activities, meetings, and
open houses became virtual, seemingly overnight.

The Master Plan is a comprehensive long-range plan
intended to guide the growth and development of a
community. It is equal parts aspirational vision and
practical response to land development challenges. The
New Jersey Municipal Land Use Law (MLUL) requires
all municipalities that wish to use the power of zoning to
adopt a Master Plan. Master Plans are officially adopted
by the Planning Board, and the Borough’s ordinances
and land use regulations are generally required to be
consistent with the Master Plan, including its vision and
goals.
The 2020 Borough of Madison Master Plan includes the
following chapters:
1. Introduction
2. Vision, Guiding Principles, and Goals
3. Land Use Plan Element
4. Community Mobility Element
5. Historic Preservation Element
6. Relationship to Other Plans
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The planning team had many conversations with various
groups, including nine Steering Committee meetings,
three stakeholder discussions, various meetings with
Borough staff, and a public workshop, all of which were
held over Zoom with the exception of two of the steering
committee meetings. Additional public engagement
activities included a website for the Plan, a virtual open
house, and two surveys: one community survey and
one post-workshop survey.
Despite the shift to online, public engagement was
high. The survey had 669 participants, 29,182
responses, and 1,858 comments over the span of
four months. The virtual open house had 1,100 views,
141 participants, and 140 comments over the span of
three weeks. Additionally, the public workshop had 60
people attending the meeting. A summary of public
engagement is discussed in the Introduction chapter
and key findings are included throughout the Master
Plan.
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Key Findings
Existing Conditions
●

●

The Borough’s population has remained
relatively stable over the last 60 years. There
are approximately 16,500 residents today, and
in 1960 there were about 15,000 residents.
Almost half of all the single-person households
in the Borough are 65 years or older.

Madison is also committed to the following guiding
principles. These principles reflect the core beliefs
and aspirations expressed through the Master Plan
process.
●

Being a model for energy efficiency, sustainability,
and resiliency.

●

Embracing and preserving the historic, while
making room for new ways of living, working,
communicating, and recreating.

●

Maintaining a downtown that is and continues
to be the cultural, social, and retail center of the
community.

●

The median age of Madison residents has
increased from 34 to 39 since 2000.

●

While white residents still make up the majority
of people in Madison, the Borough has become
more diverse since 2000.

●

Celebrating diversity and ensuring equitable access
to housing, transportation, civic participation, parks,
services, and other amenities.

●

Madison has well-educated residents and high
household incomes.The housing supply is in
general quite old. Over 60% of housing units
in the Borough were constructed before 1960.

●

Supporting and recognizing the benefits of active
transportation in improving health, air quality, and
promoting social and economic well-being.

●

Home values and prices are high.

●

●

Half of households in the Borough are singleperson or two-person, but there is a limited
supply of studio, one, and two-bedroom units.

Supporting educational and cultural institutions as
centers of learning, experience, and participation
that are integral to community life.

●

Recognizing the important health, sustainability,
and equity implications of transportation and land
use policy and planning decisions.

●

Staying up to date on best practices for designing
parks, plazas, streets, and public spaces that
provide opportunities for social connectedness and
a strong sense of community.

●

Maintaining
strong,
attractive
residential
neighborhoods as an important part of the
community’s built environment and identity.

●

Encouraging a thriving, diverse economy that
retains and attracts locally- and regionally- owned
and managed businesses, corporations, and
institutions.

We envision Madison as a welcoming community with
healthy neighborhoods, a vibrant downtown, strong
businesses, valued cultural institutions and historic
resources, and engaging public spaces. We strive to
be a sustainable community where development and
preservation opportunities are balanced and enhance
the quality of life for those who live, work, and play in
Madison.

●

Being a community that is welcoming to all people
and offers opportunities for all to participate in civic
life.

●

Pursuing age-friendly policies and programs so
that Madisonians can age in place and retain social
connections, health, and well-being.

2
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●

The Borough is attracting new residents.
More than a third of residents have moved
to Madison since 2010 and almost two-thirds
(63%) of residents have moved in since 2000.

VISION, GUIDING PRINCIPLES,
AND GOALS
The following Vision Statement describes the desired
future for Madison.

In addition to goals related to land use, community
mobility, and historic preservation, there are goals
associated with sustainability, social and cultural
aspects of community that are not within the scope of
this Master Plan document. These goals were added
based on public and Steering Committee input. The
overarching goals of the Master Plan are as follows:
1. Promote a variety of residential, commercial,
recreational, public, and conservation land uses
to maintain and enhance Madison as a thriving
community.
2. Encourage development, revitalization, and
preservation opportunities near transit, parks,
shopping, and community facilities.
3. Protect and enhance the economic vitality of the
downtown by encouraging combined residential
and commercial development in the CBD core,
downtown living opportunities and flexible use
of the sidewalk realm, public space, and retail
businesses.
4. Support a variety of housing types, sizes, and living
configurations for households in various cycles of
life and at a variety of income levels.
5. Promote Madison as a desirable location for firms
and institutions seeking relocation from New York
City or other regional cities.
6. Enrich the experience of those who live, work, and
visit Madison by creating and enhancing a diverse
system of parks, trails, plazas, parklets, streets, art,
and public facilities.

7. Identify, preserve, and rehabilitate historic resources
and guide new development so that it does not
detract from the form, design, and distinguishing
features of such resources.
8. Maintain and enhance a transportation system that
is safe, sustainable, and accessible for people of
all ages and abilities to walk, bicycle, drive, take
transit, or use other shared mobility services.
9. Manage and monitor Borough on-street and public
off-street parking resources to ensure efficient
use of parking and track and respond to changing
needs as technology, development, and innovation
advance.
10. Develop and implement strategies to reduce the
Borough’s vulnerability to the impacts from climate
change, extreme weather, pandemics, and other
disruptive events and become a more sustainable
and resilient community.
11. Reduce the Borough’s environmental footprint and
carbon emissions and promote the preservation
of natural systems and environmentally sensitive
areas essential to public and ecosystem health.
12. Provide and improve community facilities and
services to enhance the health, safety, and wellbeing of current and future residents.
13. Promote a Borough that is welcoming to all
residents and visitors.

Source: Borough of Madison
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Half of all the land area in the Borough is dedicated to
residential uses, with single-family housing comprising
the majority of this. Public and quasi-public uses
The Land Use Plan Element of the 2020 Madison comprise the next largest land use category, making
Residential
49.8
Master Plan reviews existing land use in the Borough
up 22%11.5
of the Borough’s land. Transportation related
Commercial
and discusses important public input that has informed
Industrial uses are0.1
on 15% of the land, whereas commercial uses,
Transportation
14.7
the contents of the Plan. The Element also analyzes
concentrated
around Main Street and Giralda Farms,
Public & Quasi22.3
each zoning district, examining current uses and bulk
of the land. There is little vacant land in
Vacant are on 12%
0.6
requirements, exploring issues and opportunities,
the Borough;
of the 2,701 acres of Madison, only 16.5
Null
0.9
and recommending strategies to deal with identified acres are considered vacant.
issues. Also included are statements on resilience and
Vacant
Public & Quasisustainability as well as on smart growth and transit1%
Public
oriented development.
22%

LAND USE PLAN ELEMENT

The Element has the following objectives:
●

●

●

Ensure a vibrant, walkable downtown that meets
local needs and attracts visitors, new residents,
and new businesses by promoting a diverse mix
of businesses and supporting cultural institutions.
Create a sense of arrival and identity by establishing
and improving gateways into Madison’s downtown
and outlying commercial districts.
Encourage design elements and attributes that
preserve the physical character of residential
neighborhoods, the downtown, and business
districts.

●

Create an age-friendly community where seniors,
children, and youth thrive.

●

Enhance Madison’s resiliency to potentially
catastrophic events including pandemics, extreme
weather and climate, and critical infrastructure
interruptions.

●

Improve air, water quality, and public health
by encouraging sustainable design, green
infrastructure, and energy practices.

●

Maximize the economic benefits of Giralda Farms
by retaining and attracting businesses and tenants
that value its unique setting.
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Residential
50%
Transportation
15%
Industrial
0%

Commercial
12%

Source: NJDEP 2012 Land Use/Land Cover

This limited amount of vacant land has accelerated
development pressure throughout the Borough.
While residents are concerned about losing some
of Madison’s character, increases in traffic, and the
loss of older homes, they are also concerned about
property taxes and providing diverse housing options
for people at different stages of their lives at affordable
prices. This balance between the positive and negative
effects of development is a delicate one, but one that
the strategies strive to strike.

Borough of Madison Master Plan | Executive Summary

R-1, R-2, R-3, and R-4 Residential Zones
In the R-1, R-2, R-3, and R-4 Residential Zones, issues
include new construction that maximizes built footprint
without regard for scale or consistency with surrounding
properties, a mismatch between lot sizes and minimum
lot area requirements, concern about the loss of more
moderately priced starter homes, as well as the loss of
historic homes and the mature tree canopy. Additional
problems in these zones are a lack of affordably priced
homes, the difficulty of aging in place, and the difference
between housing size and household size.
To address these issues, the following strategies are
recommended:
A. Consider contextual requirements that reflect street
and neighborhood patterns for proposed height
and setbacks, including adoption of a prevailing
front yard setback standard for the R-1 District.
B. Consider modifying the definition of building height
to better address sloping sites, along with refining
maximum heights of homes and/or scaling heights
to lot size, with taller homes allowed on larger lots.
C. Maintain opportunities for more moderate homes
and duplexes by setting maximum floor area
ratios (FAR) for homes in the R-4 District and by
considering small expansions of some R-4 Districts
where lot sizes and existing land use patterns
warrant adjustments.
D. Encourage age-friendly housing policies such
as home sharing, barrier-free design, and other
emerging arrangements which might help people
stay in their homes as they age.

H. Encourage use of sustainable design and green
building practices where variances are being
considered for building and/or impervious coverage.
I.

Consider allowing accessory dwelling units (ADUs)
in certain cases in existing accessory structures
in single-family districts on larger lots and identify
design standards that maintain continuity with
the primary dwelling unit and neighborhood and
address owner occupancy requirements and ADU
allowable square footage.

J. Orient homes to public streets through design
elements such as windows, front entryways, and
other elements, consistent with neighborhood form.
K. Establish a protocol for managing the impacts of
substantial additions (i.e. over 50%) or tear downs,
including soil conservation measures for disturbed
areas (regardless of whether they exceed the
5,000 square foot threshold), limitations on hours of
construction and vegetation removal, and protocols
for handling construction waste.
L. Consider zone line adjustments in conjunction with
adoption of FAR standards in the R-4 District to
address the following locations:
●

Block 3801, Lots 1.01, 1.02, 2, 3, 4, 5 and 6
on the southwest side of Kings Road between
Cross Street and the railroad are currently
zoned R-3. An R-4 designation would be
consistent with uses across the street and may
stimulate investment in an area next to the
railroad tracks.

●

Block 1110, Lots 8 through 19 and Block 502,
Lots 9 through 14 along Myrtle Avenue and
North Street are currently zoned R-3. Consider
adding to R-4 since none of the lots meet the
minimum lot width for R-3 and all but two of the
homes are existing two-family residences.

●

Block 3001, Lots 46, 47, 48, 49 and 50 (Carteret
Court) are currently zoned R-2; consider adding
them to the adjacent R-3 District due to lot size
and lot width.

E. Consider development of neighborhood design
guidelines for historic streetscape areas to educate
homeowners and architects on appropriate design
of infill development and additions.
F. Minimize driveway curb cut widths and off-street
parking in the front yard of homes to reduce
impervious coverage and retain/expand green
space and tree cover in front yards.
G. Encourage flexibility in granting variances in
residential districts where such relief is linked to
ensuring the preservation of valuable historic or
cultural resources.

Borough of Madison Master Plan | Executive Summary
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including contemporary design, since efforts to
mimic historic features with modern materials often
degrade the effect of such efforts.

CBD-1 and CBD-2 Zones
In the CBD-1 and CBD-2 Zones, issues center around
maintaining the commercial vitality of the downtown
due to the rise in e-commerce and pandemic effects,
expanding art and placemaking opportunities into the
public realm, ensuring pedestrian mobility and safety,
and meeting a variety of housing, car-free living,
and affordability needs. Maximizing existing parking
resources, as well as preserving the historic nature
of the district while also allowing for opportunities for
infill development and redevelopment are also notable
challenges. To address these issues, the following
strategies are recommended:
A. Enhance pedestrian/public realm and outdoor
dining opportunities by reclassifying outdoor dining
as a use that is regulated via a permit rather than
zoning and encouraging ADA-accessible parklets,
temporary or permanent expansions of the sidewalk
area (streateries), and intersection enhancements
to improve pedestrian safety and accessibility.
B. Involve the arts community, youth, and cultural
institutions in designing public realm amenities and
gateway treatments.
C. Establish building and streetscape design
standards including sidewalk widths and materials,
curb drops, pedestrian lighting and amenities,
massing, articulation, and fenestration. Encourage
increased setbacks at street corners and along
public street frontages without adequate room for
wide sidewalks, street trees, lighting, and other
amenities.
D. Review permitted uses in the CBD-1 and CBD2 Districts to support and strengthen the retail,
service, and dining sectors and to encourage
satellite offices (on upper floors or in spaces
without public street frontage) for corporate entities
seeking to provide part-time work space closer to
employees’ homes.
E. Encourage adaptive reuse and redevelopment of
key areas to expand downtown living opportunities,
incorporate inclusionary development, small
modern offices, and age-friendly design.
F. Minimize the size (width) and frequency of new
curb cuts in the downtown to maximize pedestrian
accessibility, safety, and comfort.

H. Encourage variations in massing and scale of new
buildings to ensure that infill development is not
monolithic and that new buildings have a variety
of heights and setbacks to expose and emphasize
the street frontage and tie-in to the roofline of
neighboring structures.
I.

Review the prevailing setback provision for front
yards, especially as applied to infill development
on the edges of the downtown core where there is
not a consistent, established setback line so that
setbacks are evaluated on both sides of a street
and also relate to proposed building heights.

J. Clarify the extent and amount of ground floor retail
and commercial uses required to allow apartments
above stores and offices.
K. Clarify how parking within new and/or expanded
buildings, including at-grade parking under
buildings, is treated in terms of zoning and the types
of design features to keep street-level facades
activated, comfortable, and safe for the walking
public.
L. Consider incentives for the inclusion of green
building/green infrastructure practices.
M. Add convenient, secure, well-lit bicycle parking to
encourage bicycling as an alternative to driving.
N. Monitor parking demand and supply on a regular
basis. Depending on the findings of monitoring
studies, consider piloting on-street, resident-only
(paid) overnight parking on one or more streets in
the downtown and a shared valet parking program
during peak demand periods.
O. Consider a payment in lieu of parking (PILOP)
program for future development and redevelopment
that cannot provide all required parking on-site.
These funds can be used to offset the cost of
adding new parking, operating a shared valet
program, and/or technologies that allow more
effective management of parking resources.

G. Encourage a range of architectural styles outside
of the Civic and Commercial Historic District,

P. Continue to refine the virtual 3D building model and
set a threshold for requiring new development to
provide a 3D building model that can be integrated
into the downtown model to assist review boards
in evaluating proposed massing, height, and
setbacks.

6
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Community Commercial Zone
In the Community Commercial (CC) Zone, issues
include addressing affordable housing obligations, an
inconsistent patchwork of development that does not
feel like an integrated place, street and site design
oriented to the automobile with little consideration for
pedestrian experience and safety, and a shifting retail
landscape that may change the viability of stores within
the Zone.
To address these issues, the following strategies are
recommended:
A. Develop streetscape/sidewalk realm design
standards. Current zoning states only that the
design of all new street furniture shall be consistent
with the building design.
B. Require native plants and trees in all landscaping
and planting projects on public lands and encourage
native plants and trees on private property to
maintain and expand the tree canopy.
C. Encourage the use of green infrastructure/
stormwater practices in new development and
redevelopment/reuse of existing buildings and
sites.
D. Review signage standards to encourage the use
of commercial signage that is human-scaled,
minimizes light pollution, and is sensitive to
adjacent residential land uses.
E. Minimize new curb cuts on Main Street and
encourage shared access easements/driveways
and shared parking arrangements, including
flexibility for any relief required for interior setbacks,
interior buffers, and parking requirements of
individual uses.

H. Permit cooperative workspaces (coworking), ghost
kitchens where cooking facilities are set up for
the preparation of delivery-only meals, and other
shared commercial uses.
I.

Allow temporary placemaking opportunities, such
as outdoor seating, via a permit procedure.

J. Add supportive housing as a permitted use.
K. The Madison Mall apartments have been rezoned
from CC to an inclusionary housing designation to
contribute to meeting the Borough’s obligation for
new affordable housing construction. This rezoning
permits development of the vacant +/-1.2 acres
that sit between the existing garden apartments
and Main Street, with up to 40 additional housing
units with an equivalent 25% affordable housing
requirement.
L. Continue to carefully regulate auto-related uses
and drive-through eating establishments to
ensure automobile convenience does not override
accessibility and safety for other modes, and to
contribute to the creation of a positive and cohesive
architectural character for Main Street.
M. Promote enforcement of Borough regulations and
encourage compliance with conditions of approval.

Land Use Plan Map
The purpose, permitted uses, bulk requirements, issues
and opportunities, and strategies for the other zones
in Madison are discussed in greater detail in the Land
Use Plan Element of the Master Plan. In addition, each
zoning district can be seen on the Land Use Plan Map
on the following page. The Land Use Plan Map shows
the existing and proposed location of development
including recommended zoning line adjustments.

F. Strengthen CC design and development standards
to better reflect the vision of Complete Streets,
multi-modal accessibility, and the importance of
the human-scale as a key design element. This
includes requiring front entrances on Main Street
to facilitate public access and ADA accessibility.
G. Encourage new residential development on larger
sites and within Affordable Housing Overlay areas
to have multiple buildings arranged to relate to each
other, the street, and green space, with a variety of
heights, a clear architectural theme, native street
trees, interior green spaces, and well-designed
pedestrian connections.
Borough of Madison Master Plan | Executive Summary
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Placemaking
Placemaking is the process of creating places that are more enjoyable for people: places where people want to
gather and be, whether alone or with others. Placemaking can instill civic pride and a sense of place, in addition
to contributing to the health, happiness, and economy of the surrounding community. Three fourths of survey
participants felt that having an accessible and vibrant downtown is important to ensuring a healthy and vibrant
future in Madison. And as the COVID-19 pandemic has made clear, good placemaking is vital for ensuring
residents’ quality of life. The conversion of parking spaces into outdoor seating and dining is one example of
this, though further opportunities exist. James Park and NJ TRANSIT rail abutments and underpasses could be
enhanced through the use of creative placemaking, which centers around arts, culture, and design activities.
Additionally, a majority of survey respondents signaled that they want more public spaces in the downtown, and
this could be achieved through a partial closure of Waverly Place, transforming half of the wide street into a public
plaza for dining, gathering, and events.

Clockwise from upper left: outdoor dining on Waverly Place; outdoor salon on Lincoln Place; long-term concept plan showing a
permanent closure of one side of Waverly Place to create new public space in downtown; the rail abutment along Kings Road is an
opportunity for creative placemaking. Source: Susan G. Blickstein, LLC
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COMMUNITY MOBILITY ELEMENT Complete and Green Streets
From horses along Kings Road to trains along the
Morristown Line to cars along Main Street, the way
people get around is always changing and will continue
to influence the way that Madison lives and moves.
New forms of mobility, from self-driving cars and shared
vehicles to micromobility options have the potential to
impact how infrastructure is planned and developed in
the future. The need to assess transportation networks
with a focus on equity implications and environmental
impacts has led to more demand for improved public
transit, better bicycle infrastructure, and new walking
paths. The Community Mobility Element examines
the current transportation system, considers trends
impacting travel, and identifies strategies to improve
community mobility.
The Element has the following objectives:
●

Implement Complete and Green Streets.

●

Enhance connectivity by expanding pedestrian and
bicycle infrastructure.

●

Prepare for increased extreme weather events and
hotter days.

●

Support accessible and convenient public transit.

●

Explore strategies and track usage trends of public
parking resources with emphasis on the downtown
and the needs of local commuters.

●

Reduce roadway crashes and injuries.

●

Expand and modernize bicycle parking in and
around the downtown.

●

Prepare for “smart city” technologies and shared
mobility innovations.

Complete Streets are better for health, safety, equity,
livability, transportation choice, the environment, and
the local economy. Complete Streets are designed
for all users, regardless of mode of transport, age, or
ability, doing so by incorporating a variety of different
design elements based on specific context. Complete
Streets may also be Green Streets, utilizing green
infrastructure to improve stormwater management and
climate resilience. The Borough adopted a Complete
Streets Policy and Policy Manual in 2012, and should
build upon this approach with the following strategies:
A. Update the Borough’s Complete Street policy to
reflect current best design and environmental
practices that integrate Green Streets with
Complete Streets.
B. Identify and apply for grants and other funding
opportunities to develop plans and implement
individual Complete Streets projects.
C. Restore and maintain the street tree canopy.
D. Explore the use of green stormwater infrastructure.
E. Implement a comprehensive wayfinding plan to
support mobility and connectivity for all modes.
F. Identify and pilot a network of neighborhood
greenways as shown in the Enhanced Bicycle
Network and Conceptual Neighborhood Greenway
Map on the following page to promote walking
and bicycling, calm traffic, and connect parks and
community destinations.

Source: Susan G. Blickstein, LLC
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Roadway Safety
Between 2014 and 2018, there were 1,182 total crashes
in Madison which resulted in 246 injuries and two
fatalities. For crashes involving a pedestrian or bicyclist,
90% resulted in injury or possible injury, while this figure
was only 18% for motor vehicle crashes. Both people
who died from crashes were pedestrians. Almost half
of these crashes involving pedestrians or bicyclists
took place in the downtown, and 60% took place at an
intersection. For these reasons, the following roadway
safety strategies are recommended:
G. Address crash “hot spots” through targeted
improvements.
H. Consider adopting a local Vision Zero policy to
define and guide actions for reducing crashes and
promoting safety.
I.

Develop a curb management policy to address
curbside delivery and pick-up and conflicts between
landscaping vehicles, drivers, pedestrians, and
bicyclists.

Pedestrian and Bicyclist Network
An integral part of Complete Streets is ensuring
that streets are designed to move people in all
modes of transportation, not just in cars. Instead, a
balance between different modes is emphasized,
acknowledging where it makes sense to build out a
bicycle and pedestrian network in addition to supporting
public transit. It is important to point out that these other
travel modes are already utilized, as is evidenced by
the fact that 47% of survey respondents ride a bicycle
in and around Madison. Street design should reflect
this. The following strategies address alternative modes
of transportation with the goal of making them not so
alternative:
J. Pilot Open Streets (temporary street closures)
program.
K. Extend and improve the Borough’s on-street
bike network with a focus on connecting facilities
through the downtown and improving connections
to trail networks such as identified in the Enhanced
Bicycle Network and Conceptual Neighborhood
Greenway Map.
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L. Identify and address gaps in the sidewalk network.
Continue to monitor existing sidewalks for
maintenance issues and needs.
M. Continue to explore opportunities with the Morris
County Park Commission to extend the Traction
Line Trail to the downtown.
N. Update bicycle parking requirements to address
both short-term and longer-term parking needs and
to incorporate current best practices.
O. Work with community partners to coordinate
the addition of safe, modern, and convenient
bicycle parking at key locations near transit, in
the downtown, and at community facilities, such
as converting one parking space to install a bike
corral.
P. Utilize the recommendations of the Safe Routes to
School program to create a series of safe pedestrian
loop routes to connect local neighborhoods to the
elementary schools.
Q. Work with NJDOT and Morris County to modify
signal phasing to implement Leading Pedestrian
Intervals (LPIs) at signalized intersections with high
pedestrian activity.

Congestion and Cut-Through Traffic
Strategies also address the lack of an adequate
interchange connecting local streets near Madison with
NJ Route 24 resulting in congestion along Main Street
and cut-through traffic. The recommended strategies
are shown below:
R. Monitor and address the impacts of regional
through traffic diverting to local streets.
S. Continue to participate in discussions with NJDOT,
Morris County, and neighboring municipalities
to improve access to Route 24 and alleviate
congestion on Route 124.

Borough of Madison Master Plan | Executive Summary
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Public Transportation
Madison is served by NJ TRANSIT’s Morris and Essex
Morristown Line, with service to New York Penn Station
and Hoboken Terminal. For 60% of the Madison Master
Plan survey respondents, access to NJ TRANSIT was
one of the main reasons they were attracted to living or
working in the Borough, and 84% of respondents said
that they use the NJ TRANSIT Station. The strategies
below support public transportation:
T. Explore a local jitney service to link residential
areas with the Madison Rail Station, downtown,
and other key community facilities.
U. Coordinate with NJ TRANSIT to review bus stops
and routing within Madison.
V. Work with NJ TRANSIT on train schedule and
frequency of service.

Municipal Parking
Adequate parking is important to Madison residents.
According to the survey, 90% of respondents felt that
parking is an important issue and a problem in the
Borough. A parking count was carried out in October
2019 during a weekday and weekend, and it was found
that while parking on the north side of the NJ TRANSIT
line is well utilized, parking on the south side of the
line is often available. This suggests that while there
is sufficient parking to meet overall demand, people
do not want to park further distances and walk. Due
to the increase in the number of people working from
home as a result of the COVID-19 pandemic, parking
in the Borough has been underutilized and, in some
instances, repurposed for outdoor dining or outdoor
markets.
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The following strategies address municipal parking:
W. Consider piloting overnight on-street parking on a
permit basis on one or two downtown streets.
X. Review Borough parking lots and regulations and
identify temporary uses for low-peak periods such
as outdoor recreation, outdoor retail, outdoor plays
and movies.
Y. Monitor parking usage periodically to understand
lasting impacts of pandemics/work at home trends.
Z. Promote shared parking among nearby properties
to capture complementary peak hours and reduce
the amount of new parking needed for individual
uses.
AA. Integrate technology that provides real time parking
availability for municipal parking in off-street lots.

New Modes of Mobility and Smart City
Innovations
The following strategies address future forms of
transportation such as electric vehicles, autonomous
vehicles, and micromobility devices like e-scooters:
AB.

Track New Jersey’s movement towards allowing
fully autonomous vehicles and work with community
partners to address parking and traffic implications.

AC.
Consider partnering with a shared service
provider to pilot new mobility modes such as shared
autonomous vehicle and/or micromobility options.
AD.
Increase support for electric vehicle use with
incentives such as reductions in required parking
for new development with charging stations and
providing additional charging stations in public
parking lots.
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HISTORIC PRESERVATION
The National Park Service (NPS) describes historic
preservation as a conversation with our past about our
future. It provides us with opportunities to ask, “What is
important in our history?” and “What parts of our past can
we preserve for the future?” Historic preservation is an
important way for us to communicate our understanding
of the past to future generations. Historic preservation
also benefits communities that partake in it by boosting
local property values, by strengthening local pride and
identity, and by being better for the environment through
the reuse of materials and use of natural heating and
cooling.
The Historic Preservation Element, in addition to
discussing Madison’s history and historic resources,
reviews state and federal regulations, incentives for
historic preservation, and current preservation planning
policies.
The Element recommends strategies to support the
following objectives:
●

Educate the community about Madison’s historic
resources, archaeological, cultural, architectural,
and social history.

●

Celebrate and acknowledge Madison’s history and
integrate historic information into events, programs,
and materials.

●

Promote environmental and economic benefits of
historic preservation.

●

Promote design practices and creative solutions for
infill development and adaptive reuse that respond
to context.

●

Protect historically and culturally significant sites
that are valuable to preserving the Borough’s
character.

Madison has a rich history dating back to the colonial
period, with European settlement in the area beginning
in 1715 around Ridgedale Avenue and Kings Road.
The village, at the time called Bottle Hill, continued to
attract residents in small numbers for the next century
until the arrival of the railroad. The construction of
the Morris & Essex Railroad in 1837 brought about
a boom in development around the station, creating
the dense and walkable downtown that is enjoyed by
many today. The railroad, in addition to supporting
passenger travel to Morristown and the New York area,
also supported the shipment of locally grown roses, the
14

industry that gave Madison its moniker of “The Rose
City.” The twentieth century saw a decline in the rosegrowing business, as well as local large estates, as
farmland and mansions alike were subdivided for the
construction of more modest suburban homes.
Madison’s long history is apparent from the historic
sites in the Borough, built in a variety of architectural
styles across many different eras. Many such sites
are listed on the state and national registers, including
Mead Hall, the Hartley Dodge Memorial Building, and
the James Building. Two historic districts are also listed
on the state and national registers: the Madison Civic
and Commercial Historic district, notable for its brick
commercial vernacular style buildings from the 1800s,
and the Bottle Hill Historic District, notable for the range
of its examples of American domestic architecture from
the 1700s through the early 1900s. The Borough’s
historic resources include:
●

Two districts listed on the state and national
registers of historic places

●

Six individual sites listed on the state and national
registers of historic places

●

Eight resources not listed on the state and national
registers of historic places but deemed eligible to
be

●

26 resources identified in the 2015 Cultural
Resources Inventory as eligible or potentially
eligible for the national register

Almost 90% of Master Plan survey respondents felt
preservation of historic homes and neighborhoods was
important to ensuring a healthy and vibrant future for
Madison. 70% indicated that preventing teardowns
in residential neighborhoods was important. With
22 resources having been lost between 1986 and
2015, the demolition of historic resources is a notable
concern for the Borough. Review by the Borough’s
Historic Preservation Commission (HPC) is required in
the two Historic Districts. As established in the 1993
Ordinance, the HPC’s role is to advise the Planning
and Zoning Boards when a variance or site plan
approval is required for mapped historic properties.
Local designation of individual sites or districts can be
an effective preservation tool, but this would require
additional Borough resources and education to affected
property owners, as well as clarity on whether HPC
authority is voluntary or mandatory.
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The following strategies are recommended to further
regulation/coordination and preservation efforts.

Regulation and Coordination
A. Clarify review roles and authority of HPC and local
land use boards, consistent with the MLUL.
B. Coordinate preservation procedures with Borough
Departments, Boards, and Commissions and
clearly communicate these to the public.
C. Consider expanding HPC’s review authority to
include sites eligible for state/national listing.
D. Consider additional training of Code Officials in
the NJ Rehabilitation Code as it applies to historic
buildings.
E. Establish a procedure in the Building Department
to identify buildings in historic districts that require
HPC review when permits for rehab are filed.

Preservation of Historic Resources
F. Update the Borough’s 1999 Historic Sites Survey,
including GIS mapping linked with eligibility
documentation, prior to regulating locally significant
resources.
G. Prepare design guidelines for designated historic
districts to assist property owners and reviewing
Boards.
H. Prioritize specific sites for preservation and
collaborate with partners to develop proactive
restoration plans.
I.

Explore designation of additional historic districts.

J. Define documentation requirements for demolition
of regulated resources.
K. Encourage the use of historic preservation
easement and façade easements in revitalization
and infill projects.
L. Consider federal tax incentives for the preservation
and adaptive reuse of historic buildings in the
Madison Civic & Commercial Historic District.
M. Consider pairing funds from Madison’s Open
Space, Recreation and Historic Preservation Trust
Fund with outside funding to advance proactive
preservation of high priority resources.
N. Consider participation in the Certified Local
Government (CLG) program.
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Education and Celebration
Historic preservation is important because it offers the
opportunity to teach local heritage and understanding
of the past. Currently, though, when asked in the
survey which buildings or neighborhoods should be
considered for historic designation, three quarters of
respondents were unsure or neutral. This signals that
more should be done to educate the community on how
historic preservation works and what its benefits are.
Collaborations with partners, such as the public/private
approach between the HPC/Borough and Madison
Historical Society to purchase and preserve the Luke
Miller House, should also be emphasized in order to
preserve local sites and educate the public about them.
The following strategies are recommended for the
education and celebration of historic resources:
O. Collaborate with the Historic Preservation
Commission, Downtown Development Commission
and historic organizations, such as the Madison
Historical Society, the Crossroads of the American
Revolution, Museum of Early Trades and Crafts,
and the Morris County Tourism Bureau, to expand
local opportunities for historic conservation and
education.
P. Update the HPC website with an online catalog and
map of historic sites and buildings, clearly indicating
which resources are subject to HPC review, and
encouraging owners of properties not subject to
local review to voluntarily collaborate with HPC on
property improvements.

Environmental Benefits
The Plan also recommends the following strategies in
order to support the environmental benefits of historic
preservation:
Q. Promote and disseminate within the community
research on the economic, environmental,
and historic benefits of preservation, including
examples and best practices of how sustainability/
green building practices can be incorporated into
historic preservation projects.
R. Consider building and material reuse as a
sustainability strategy in Borough plans and
policies.
S. Encourage building material salvage, reuse, and
recycling prior to demolition and modification of
historic resources.
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Examples of historic resources in Madison. Top row (left to right): Railroad Station, source: Susan G. Blickstein, LLC; Hartley Dodge
Memorial Building (Borough Hall), source: Susan G. Blickstein, LLC. Middle row (left to right): Mead Hall, source: Drew University; Sayre
House, source: Google; Methodist Episcopal Church (now United Methodist Church), source: Josconklin, CC BY-SA 3.0 via Wikimedia
Commons. Bottom row (left to right): Madison Masonic Lodge, source: Susan G. Blickstein, LLC; James Building, source: Susan G.
Blickstein, LLC; Madison Public Library (now the Museum of Early Trades and Crafts), source: Susan G. Blickstein, LLC.
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