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INTRODUCTION

Objectives

The Land Use Plan Element describes existing land use
and zoning, identifies challenges and opportunities, and
proposes location, nature, and extent of land uses of
future development. The Land Use Plan Element guides
land use policies and decision making in the Borough
and is a requirement of municipalities that wish to adopt
or amend a zoning ordinance. In 2018, the Municipal
Land Use Law (MLUL) was amended to require Land
Use Plans address smart growth, storm resiliency, and
environmental sustainability.

B. Create a sense of arrival and identity by establishing
and improving gateways into Madison’s downtown
and outlying commercial districts.

GOALS AND OBJECTIVES
As identified in the Vision, Guiding Principles, and Goals
section of the Plan, the strategies in the Land Use Plan
Element will help the Borough achieve the following
goals and objectives.

Goals
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.

A. 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.

C. Encourage design elements and attributes that
preserve the physical character of residential
neighborhoods, the downtown, and business
districts.
D. Create an age-friendly community where seniors,
children, and youth thrive.
E. Enhance Madison’s resiliency to potentially
catastrophic events including pandemics, extreme
weather and climate, and critical infrastructure
interruptions.
F. Improve air, water quality, and public health
by encouraging sustainable design, green
infrastructure, and energy practices.
G. Maximize the economic benefits of Giralda Farms
by retaining and attracting businesses and tenants
that value its unique setting.

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.
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Source: Borough of Madison
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EXISTING LAND USE

Roads, railroad, and transportation make up 406 acres
or almost 15% of the Borough’s land. Commercial uses
account for 12% or 318 acres of the Borough, and are
concentrated along Main Street and in the Giralda
Farms campus.

the majority of this.

There are 16.5 acres of undeveloped, vacant land in
Madison. Almost all these properties are less than one
acre in size and are scattered around the Borough.
Industrial uses are limited to four parcels and account
for less than 1% of land area.

Residential
49.8
Commercial
11.5
ndustrial
0.1
Transportation
14.7
Madison
Borough is 4.22 square miles (2,701 acres).
Public & Quasi22.3
Half
of
all
Vacant
0.6 the land area in the Borough is dedicated to
Null
0.9 uses, with single-family housing comprising
residential

Public & QuasiPublic
22%

Vacant
1%

Changes Since the 1992 Master Plan
Residential
50%
Transportation
15%
Industrial
0%

Commercial
12%

Source: NJDEP 2012 Land Use/Land Cover

In all, single-family residential housing occupies 1,211
acres or 44% of the Borough’s land area, while two
to four-family buildings and multi-family housing make
up a smaller percentage of land area, 3.5% and 2.5%,
respectively. This is not surprising given the difference
in density (units per acre) between single-family homes
and multiple dwellings.
Public and quasi-public uses comprise the next
largest land use category, with 618 acres or 22% of
the Borough’s land. Municipal and school property,
including the two universities, church and charitable
property, cemeteries, and other exempt properties are
included in this category.
Breakdown of Public and Quasi-Public Spaces
Acres
Percent
Parks & Preserved Land
247.3
40%
Universities
191.6
31%
Madison BOE
74.2
12%
Municipal Property
49.5
8%
Private Recreation
37.1
6%
Private School
18.5
3%
618.2
100%
Source: NJ MOD-IV Tax Data
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Existing land use allocation was compared to land
use from the 1992 Master Plan. Some of the land use
categories are different, so while an exact comparison
is not possible, it is possible to see broad trends. The
Borough land area has increased since 1991. The
majority of this increase is attributed to the Borough’s
acquisition of nearly 50 acres for the Madison
Recreation Complex (MRC) next to the High School
along Ridgedale Avenue. In addition to an increase
in public and quasi-public uses from 1991 to 2019,
single-family residences, two to four-family dwellings,
commercial uses, roads, and transportation all saw
increases in acreage.
Over the same time, the number of acres dedicated to
industrial and vacant land decreased. There are only
2.9 acres dedicated to industrial uses in Madison today,
compared to 17.1 acres in 1992. The Borough’s vacant
land also decreased considerably from 48 acres to 16
acres.

SUMMARY OF KEY PUBLIC INPUT
Development
While development is inevitable in communities that
have a high quality of life, like Madison, concerns about
overdevelopment were expressed by residents during
the public engagement process. Overdevelopment was
the top concern in the community survey. Respondents
noted that new construction would bring some
challenges, including the difficulty of maintaining the
Borough’s character (69%), increased traffic (69%),
and the loss of older and more affordable housing
(53%). These concerns were mirrored by residents’
positive sentiments over the Borough’s strong sense
of community, small-town feel, and historic assets.
At the same time, most participants from the survey,
Virtual Open House, and Public Workshop agreed
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that providing a diverse housing stock and affordable
housing are important, especially for lower-income
households, young individuals and families starting their
careers, and senior citizens.
Despite the challenges of new construction, survey
participants also expressed that new construction could
bring positive benefits, such as a diversified tax base
(51%) and new housing that would expand the customer
base for local businesses (47%). They noted that the
Borough should focus on having sensible development
strategies, such as reusing existing buildings and areas
around the downtown (73%) and attracting major
employers/maintaining and increasing occupancy a
Giralda Farms (61%).

Downtown/Public Realm
Having an accessible and vibrant downtown is important
to ensuring a healthy and vibrant future in Madison,
as 75% of survey participants noted. The majority of
survey participants were in favor of having more outdoor
public spaces and placemaking enhancements in the
downtown. Similarly, participants in the Public Realm
stakeholder discussion group showed high interest in
the concept of closing half of Waverly Place for use
as a public plaza. Participants noted that COVID-19
brought about new and creative ways to rethink the
role and adaptability of outdoor public spaces and the
future of retail in the downtown. Stakeholder discussion
participants stressed that there needs to be more
appreciation of and collaboration among Madison’s
existing cultural, historic, and arts institutions to foster
local pride and identity.

Development Pressure
Development pressure has accelerated in Madison,
especially over the past decade. In some ways the
Borough is a victim of its own success: The quality
of the Borough’s schools, parks, downtown, and
transit/highway accessibility draw people from
nearby metropolitan areas and investors. Demand
for housing and the hunt for investment returns
have increased property values as people seeking
to move into the community compete against
each other and real estate investment entities for
properties. Unlike earlier decades, development
patterns are no longer controlled exclusively at the
local level. Investment interests, commercial lending,
e-commerce and even pandemics impact the built
environment. This is also evident in the method and
process for determining and administering local
affordable housing obligations in New Jersey. To
settle Madison’s affordable housing litigation, Fair
Share Housing Center (FSHC) required the Borough
to adopt zoning strategies that remove barriers to
expanding the supply of multi-family housing in the
Borough. Unfortunately, considerations such as
school capacities, water quality, and infrastructure
do not meaningfully factor into this process.

Parking spaces on Waverly Place and other downtown streets were
converted to outdoor seating areas during the COVID-19 pandemic.
Source: Susan G. Blickstein, LLC

The Future of Office and Art/Cultural
Spaces
The future of office and arts/cultural spaces was
frequently brought up during the public engagement
process, especially as COVID-19 progressed during
2020. In the Business, Commercial, and Institutions
stakeholder discussion group, participants commented
that the demand for office spaces is fluctuating, and
might decrease as companies offer more work from
home flexibility, especially after COVID-19. Some noted
that Giralda Farms already has substantial vacancy
rates and should allow for a variety of uses in the
future. Furthermore, in the Public Realm stakeholder
discussion group, many participants were concerned
about the future of arts/cultural spaces, such as indoor
theaters and performance venues, as more people
prefer to stream performances online. Participants
overall expressed concern over the future of office and
arts/cultural spaces post-COVID-19.
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ZONING ANALYSIS

Sustainability/Resiliency

Sustainability/resiliency, especially as it pertains to
land use, was consistently brought up during the public The Borough’s zoning largely reflects the Borough’s
engagement process. Virtual Open House participants existing land uses. The Borough is divided into 22
identified it as the most important issue that needs to zoning districts. There are eleven residential zones.
be incorporated into the Master Plan. In the survey, over
1. R-1 Single-Family Residence Zone
three-quarters of respondents noted that the Borough
should encourage green building/site design in new 2. R-2 Single-Family Residence Zone
residential and non-residential construction, and 94%
thought that it is important to maintain tree cover in 3. R-3 Single-Family Residence Zone
the Borough. About three-quarters of Public Workshop
4. R-4 Two-Family Residence Zone
participants thought requiring sustainable design
practices for infill development of under-used parcels 5. R-5 Multiple-Family Residential Zone
or revitalization projects in mixed-use areas is very
6. R-5A Multi-family Residential Zone
important or important.
7. R-6 Single-Family Attached and Patio Homes
Residence Zone
8. RC Single-Family Residential Cluster Zone
9. R-PH Residential-Public Housing
10. R-SH Senior Citizen Housing Zone
11. CC-AFH Zone
12. P Professional Office Zone/Residential
13. CBD-1 Central Business District Zone
14. CBD-2 Central Business District Zone
15. Gateway I/II Zone
16. CC Community Commercial Zone
17. U University Zone
18. OR Office-Research Zone
19. POR Private Outdoor Recreation Zone
20. PCD-O Planned Commercial Development-Office
Zone
21. OSGU Open Space/Government Use Zone
Images of fallen electric poles and trees from Hurricane Isaias on
August 4th, 2020. Sustainability and resiliency becomes increasingly
important as extreme weather impact lives and communities.
Source: Borough of Madison Facebook page.
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22. Affordable Housing Overlay Zones/ Zoning
Strategies
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Land Use Plan
This section presents existing zoning for each district, followed by a discussion of issues and opportunities. Land
use policy is outlined under the “Strategies” section by district, including areas proposed for changes in land
use policy and, where relevant, zoning. The zoning changes are graphically illustrated on the Land Use Plan
Map provided. In addition to the zone-specific strategies, a number of strategies applicable to all or most of the
Borough are identified.

R-1, R-2, R-3, and R-4 Residential Zones
Purpose
The purpose of these zones is to preserve the integrity of existing residential areas by preventing the intrusion
of non-residential uses into residential neighborhoods and by maintaining existing development intensity and
population density consistent with residential neighborhood patterns.
Existing Permitted Uses
1. Single-family detached dwellings
2. Public parks and playgrounds
3. Two-family dwellings (only in the R-4 District)
There is an overlay zone in the R-4 District that encompasses properties with frontage on the south side of Park
Avenue from James Park to Elm Street. This overlay allows small-scale attached and multi-family development
in buildings with no more than six units at gross densities up to 14 units per acre.

Source: Susan G. Blickstein, LLC

Source: Susan G. Blickstein, LLC
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Existing Bulk Requirements

Max. Height (ft.)

Breakdown of Public and Quasi-Public Spaces
R-1
R-2
R-3
R-4 (Single)
35
35
35
35

Front Yard (ft.)
Side Yard (each, ft.)
Rear Yard (ft.)
Min. Lot Area (sq. ft.)
Min. Lot Width (interior) (ft.)
Min. Lot Depth (ft.)
Max. Impervious Coverage
Max. Principal Building Coverage
Issues and Opportunities

R-4 (Two)
35

50

40

35

30

30

20
50
25,000
125
135
20%
10%

20
50
15,000
100
135
25%
12.5%

12
40
9,375
75
100
30%
20%

8
40
6,250
50
110
40%
20%

10
40
7,250
60
110
40%
25%

and the railroad, a few parcels on Carteret Court, and
Myrtle Avenue and North Street.

Scale of Infill Construction: Madison’s Planning and Zoning
Boards have reviewed numerous subdivisions over the Parking/Driveways: The placement of parking in front
past decade where applicants have sought to maximize yards of some new construction is increasingly
the footprint and square footage of new homes, with common, despite the Land Development code (Section
little attention to the impacts on adjacent properties 195-25.15.N(2)) specifying no more than one parking
and neighborhoods. The majority of these applications space on the driveway in the front yard of a residence.
involved the demolition of older homes, replaced with This concern also extends to side-facing attached
new, larger ones. While these activities reflect positively garages in front yards that sit between the curb and
on Madison as a place where people want to live and front wall/entrance of homes, as well as wide driveways
invest, the character of this new development is often for new home construction with front loaded garages.
inconsistent in scale or design with the character of the While these configurations are often justified as ways to
neighborhood in which it is located. Over time, this can reduce and/or limit impervious coverage, it is generally
adversely impact the qualities of Madison’s residential the overall footprint of proposed homes and additions
neighborhoods that make them desirable and highly that contribute to increases in coverage. The Borough
valued in the first place.
ordinance also provides an incentive for the inclusion of
detached, rear garages by exempting their footprint from
Undersized Lots: Undersized lots present challenges principal building coverage requirements in residential
for new homes and home additions. Most of the zoning districts.
bulk variance relief granted by the Zoning Board of
Adjustment is for construction on smaller lots in the
R-3 District. When considering such variances, the
Board works to address massing and design elements
to the extent possible, as well as stormwater impacts
associated with increases in impervious coverage.
Zoning District Misclassification: There are a few areas
where lots are significantly below the minimum required
lot area and width relative to the applicable requirements.
Zoning classifications should reflect the size and pattern
of the majority of lots that they encompass. Zoning
mismatches can also lead to numerous variances
when additions are contemplated. In particular, there Front-loaded garage. Source: www.danleysgarageworld.com
are three areas that warrant consideration, including
the southwest side of Kings Road between Cross Street
3-9
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Loss of Historic Homes: Several historic houses have
been demolished and their lots subdivided into smaller
lots with new construction, significantly changing the
historic neighborhood fabric and streetscape.
Tree Canopy: Over time, the Borough has experienced
a loss of its mature tree canopy due to storms, age,
disease, drought, and development. While new trees
may be added to offset such losses, it takes many such
trees and years to replace the lost shade and air quality
benefits of a single mature tree. The Borough adopted
a Tree Ordinance in 2020. However, it will take time to
discern its effectiveness.
Integration of Sustainable Design/Green Building Techniques:
While the Borough encourages the integration of
sustainable design and building practices, they are not
required in residential districts. However, in cases where
building or impervious coverage relief is requested,
the inclusion of sustainable design elements, such as
porous concrete or paving, is one way to offset the
impacts of increased coverage. The addition of trees,
particularly native deciduous trees, is another way to
mitigate the effects of increased coverage.

Source: Susan G. Blickstein, LLC

Aging in Place: Mirroring national trends, median age in
the Borough is increasing. The median age of Madison
residents has increased from 34 to 39 since 2000.
The age distribution of the Borough also confirms this
aging of the population. Since 2000, older age groups
Housing Affordability: The median home value in
(65+ and 75+) have increased as a percentage of
Madison is close to $700,000 and the median price
total population. Over 30% of residents over 65 years
of homes currently listed in Madison is $849,500.
old are living alone. Through outreach efforts, we
Rent is also high. Options are limited for those who
heard that residents would like to stay in town but are
don’t qualify for COAH units but are priced out of the
unable to find housing appropriate for their needs and
current market. According to 2017 ACS Census data,
budgets. High housing costs and a lack of alternatives
the median gross rent was close to $1,650 per month.
may discourage older people from moving to more
Rent for a two-bedroom apartment was estimated at
appropriate, age-friendly housing.
$1,764, rent for three-bedrooms was over $2,000, and
a four-bedroom rental cost $3,500. The R-4 District Mismatch Between Household Size and Housing Type/Size:
in particular allows homes on small lots, including Along with an aging population, half of all households
two-family homes. Many areas in Madison were in the Borough are single-person or two-person
historically starter home neighborhoods for young households yet there is a limited supply of studio,
couples and families, but recent construction in the R-4 one, and two-bedroom housing units and extremely
District that maximizes out allowable footprints, heights, low vacancy rates for rental units. Accessory dwelling
and coverages has resulted in single-family homes of units can provide housing opportunities within existing
over 3,000 square feet and two-family homes of over neighborhoods. These additional units help diversify the
3,600 square feet. Combined with the escalation of land market for renters while providing supplemental income
and housing costs in Madison and other desirable NJ for homeowners.
TRANSIT-served suburbs, these trends have shifted the
past relative affordability of the R-4 District to the point
where investors now seek out the lots of older homes
for demolition and new construction. In some cases,
single-family homes are targets for demolition in favor
of two-family investment properties.
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Strategies for R-1, R-2, R-3, and R-4 Residential
Zones
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.

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.

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.
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.
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.
3 - 11

Borough of Madison Master Plan | Land Use Plan Element

●

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.

Age-Friendly-City-Components
innovationsinaging.org/initiatives/age-friendly-colorado-springs/age-friendly-city-components/
Claire

Universal Design

Universal design is the design of buildings, products,
or environments to make them accessible to all people,
regardless of age, ability or other factors. Universal
design emerged from slightly earlier barrier-free
concepts, the broader accessibility movement, and
adaptive and assistive technology and seeks to blend
aesthetics into these core considerations. The term
“universal design” was coined by the architect Ronald
Mace, an award-winning architect and advocate for
people with disabilities, who had contracted polio at
the age of 9 and used a wheelchair for the rest of
his life. As life expectancy rises and modern medicine
increases the survival rate of those with significant
injuries, illnesses, and birth defects, there is a growing
interest in universal design. In 1997 Mace led a group
of design researchers in developing the 7 Principles
of Universal Design:
1. Equitable Use: The design is useful and
marketable to people with diverse abilities.

Source: Innovations in Aging Collaborative

2. Flexibility in Use: The design accommodates a wide range of individual preferences and abilities.
3. Simple and Intuitive Use: Use of the design is easy to understand, regardless of the user’s experience,
knowledge, language skills, or current concentration level.
4. Perceptible Information: The design communicates necessary information effectively to the user,
regardless of ambient conditions or the user’s sensory abilities.
5. Tolerance for Error: The design minimizes hazards and the adverse consequences of accidental or
unintended actions.
6. Low Physical Effort: The design can be used efficiently and comfortably and with a minimum of fatigue.
7. Size and Space for Approach and Use: Appropriate size and space is provided for approach, reach,
manipulation, and use regardless of user’s body size, posture, or mobility.
Source: AARP
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CBD-1 and CBD-2 Zones
Purpose
The purpose of the CBD-1 Zone is to promote
a vital, mixed-use, walkable downtown
core designed to encourage street-level
pedestrian activity through ground-level
locally oriented retail uses and upper-floor
offices and residential uses. The purpose
of the CBD-2 zone is to similarly promote a
walkable and inviting streetscape with both
mixed-use development and multi-family
inclusionary development proximate to Main
Street and transit service, supporting and
complementing the retail and service core.
Maintaining and enhancing a streetscape
consistent with downtown design principles,
encouraging the reuse and rehabilitation of
historic structures, maintaining the character
and scale of buildings, sites, and uses to
promote pedestrian accessibility and safety,
and encouraging locally oriented retail
businesses and services are central to the
identity, health, and vitality of the CBD Zones.
Existing Permitted Uses
Only in CBD-2 Zone
As the core of the downtown, the CBD-1 District permits
a wide range of commercial and mixed-use development. 11. Two-family dwellings
The CBD-2 District permits the same mix of uses, but
also allows two-family, single-family, and multi-family 12. Single-family detached dwellings
inclusionary (a mix of market rate and affordable units)
13. Multi-family inclusionary development
development.
Principal Permitted Uses

Permitted Conditional Uses

1. Apartments over stores or offices

1. Assisted-living residences

2. Business, medical, professional, executive or
administrative offices

2. Long-term care facilities

3. Theaters

4. Outdoor dining

4. Institutional uses

Prohibited Uses

5. Off-street parking facilities

As is common with pedestrian-oriented and transitserved downtowns, drive-through windows associated
with any use are not permitted in these districts.

6. Public parks and playgrounds
7. Recreation facilities, commercial or private

3. Gasoline service stations

8. Restaurants, non-drive through
9. Retail sales and service
10. Financial institutions, non-drive-up window
3 - 13
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Existing Bulk Requirements
Bulk requirements are generally the same for CBD-1 and CBD-2 for nonresidential uses and or mixed-use
development. Multi-family inclusionary development is permitted as-of-right in the CBD-2 Zone (without ground
floor commercial uses) in accordance with specific standards.
CBD Districts
Max. Height (stories)

3

Max. Height (ft.)

45

Front Yard (ft.)

Side Yard (each, ft.)

Rear Yard (ft.)
Min. Lot Area (sq. ft.)
Min. Lot Width (interior, ft.)
Min. Lot Depth (ft.)
Max. Impervious Coverage

Source: Borough of Madison

CBD-2 Multi-Family
3
(provided third story is setback an
additional 5 ft.)
40

The predominant setback shall be
maintained but shall not exceed 12
ft.
None, except where abutting a side
yard in a residential zone. No such
side yard shall be less than 10 ft.
and none need be greater than 30
ft.
One foot of rear yard for each two
feet in height of principal building
with a minimum rear yard of 25 ft.
10,000
75
100
85%

18

10
One foot of rear yard for each two
feet in height of principal building
with a minimum rear yard of 25 ft.
12,000
75
150
75%

Source: Susan G. Blickstein, LLC
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Issues and Opportunities
E-commerce and Retail Sector: The nature of retail has
shifted with the rise of e-commerce. Brick and mortar
retail stores have shrunk in size and number, with
niche markets for restaurants and high-end personal
services expanding in their place. COVID-19 has placed
additional strain on the food service, personal service,
and retail sectors. Despite Amazon making up 40% of
all sales in the US, people are still very loyal to brands,
especially younger people who tend to care more about
ethical business practices. Local brands can survive but
they will need to have customized service and delivery,
catering to local markets. According to the Harvard
Business Review, the storefront will act as the stage,
the window into that brand, offering an experience of
shopping rather than just the goods someone wants
to buy. It is possible that stores will be able to offer a
reservation system for shoppers, so people do not need
to wait, just as people reserve tables at a restaurant.
Physical shopping will have to offer more to differentiate
itself from online shopping, and it might promoter the
experience of shopping just as much as the items
people are shopping for.

Mixed-Use: Given the impacts from e-commerce and
COVID-19, there is a need to evaluate where mixed-use
development should be required and to clearly define
the non-residential component of mixed-use.
Downtown Living: Expand living options to meet varied
housing needs, including aging in place opportunities,
supporting mobility and accessibility without car
ownership, adding affordable units via inclusionary
housing, and growing the consumer base to support
the Borough’s retail and service sectors.
Pedestrian Mobility and Safety: The Borough’s walkability
is an important asset, particularly in the downtown. As
infill development, reuse, and redevelopment occur, it is
important to retain and emphasize pedestrian mobility,
safety, and accessibility through streetscape design and
site design features.

Temporary outdoor salon on Lincoln Place. Source: Susan G.
Blickstein, LLC

Sign in downtown store front. Source: Susan G. Blickstein, LLC

COVID-19: While the COVID-19 pandemic is a serious
public health challenge, it has also opened opportunities
to create and expand outdoor dining via parklets and
temporary expansion of the public sidewalk realm.
Additional strategies may be necessary during colder
months, such as designating specific areas for curbside
pickup, parking of delivery vehicles and provisions that
allow business owners to easily provide touchless
pickup. Another potential shift in commercial markets
due to COVID-19 is the possibility of large corporate
entities in nearby metropolitan areas seeking out small
satellite offices in outlying areas.

3 - 15

Outdoor Dining: As COVID-19 has illustrated, there is
strong demand for outdoor dining in the downtown.
The ability of the Borough to pivot and enable such
opportunities in the short-term is an example of the
kind of flexibility that is necessary to maintain downtown
vitality.
Art and Placemaking: Incorporating art and design
strategies that promote placemaking into everyday
infrastructure, signage, bicycle racks, transit stations,
trash receptacles, and streets themselves, can have a
profound effect on the experience of a place. Creating an
enhanced sense of place and encouraging interaction
can support local business with increased foot traffic
and add significantly to a community’s livability.
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Municipal Parking: Prior and recent parking surveys
suggest that the overall supply of parking is adequate,
but that people are less likely to use parking that is a
few blocks from their destination. Since the COVID-19
pandemic, there has been a shift in commuting patterns
and a decrease in demand for commuter parking as
more residents work from home. While the long-term
effects of the pandemic are unknown, it is important to
monitor on-street and off-street parking use and balance
the needs for curbside pick-up, delivery, parklets and
other uses. Since parking is costly to construct, both in
terms of real estate and capital costs, maximizing the
utilization of existing parking is preferred.
Parking for New/Infill Development: In order to promote
downtown vitality and enable new businesses to
come to Madison without major approval hurdles, the
Borough eliminated parking minimums for permitted
ground-floor nonresidential uses with street frontage
in CBD-1 District. Borough ordinances also provide
for a shared parking approach between compatible
uses that are within 1,000 feet of each other in the
CBD Zones, including those on the same site. While
maximizing the use of public parking resources is
important, it is also important that new residential
development provide at least some parking on-site for
future residents – at least one car space per unit and
ideally 1.5 spaces, depending on unit sizes, location,
and developer incorporation of other mobility options
such as car share services, on-site bicycle room/repair
station, or shuttle/jitney service. In addition, the design
of parking in new and infill development/redevelopment
is important to preserving the pedestrian scale and
accessibility of the downtown. In cases where parking
is provided within or under a building, facades along
public street frontages require careful treatment to
remain “active” and feel safe for the walking public.

Rendering of an “active” street frontage with parking on the ground floor of the building.
Source: BlackBird Group Architects
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Infill Development and Redevelopment: It is always challenging to integrate infill development in a way that blends with
surrounding development and context. This is especially true in locations on the edges of the downtown core, such
as along Cook Avenue and Elmer Street. In addition, there are a few opportunities to explore redevelopment in
the downtown, with the benefit of working with property owners to develop a holistic plan that can be implemented
without the use of eminent domain. These areas include corner of Cook and Central Avenues (1), the corner of
Elmer Street and Greenwood Avenue (2), and the area between Main Street, Prospect Street, and Lincoln Place
(3).

Source. Susan G. Blickstein, LLC

Civic and Commercial Historic District: While the Borough
and downtown certainly benefit from this District and the
standards in place to preserve its resources, there are
also challenges with balancing reuse and redevelopment
with historic preservation goals and procedures.
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Downtown Model
As simulation tools become increasingly sophisticated
and more widely used, a virtual downtown 3D model
can help local officials, boards and commissions better
understand the impacts of new development. A baseline
model has been developed in SketchUp/PlaceMaker
as part of this effort. The Borough should consider
requiring or encouraging proposals for new downtown
development that exceed a certain threshold to provide
compatible 3D modeling, enabling model views to be
generated from various perspectives and shared to
support the decision making process.

Source: Susan G. Blickstein, LLC
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Strategies for CBD Zones

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.

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 J. Clarify the extent and amount of ground floor retail
to improve pedestrian safety and accessibility.
and commercial uses required to allow apartments
above stores and offices.
B. Involve the arts community, youth, and cultural
institutions in designing public realm amenities and K. Clarify how parking within new and/or expanded
gateway treatments.
buildings, including at-grade parking under buildings,
is treated in terms of zoning and the types of design
C. Establish building and streetscape design standards
features to keep street level facades activated,
including sidewalk widths and materials, curb
comfortable, and safe for the walking public.
drops, pedestrian lighting and amenities, massing,
articulation and fenestration. Encourage increased L. Consider incentives for the inclusion of green
setbacks at street corners and along public street
building/green infrastructure practices.
frontages without adequate room for wide sidewalks,
M. Add convenient, secure, well-lit bicycle parking to
street trees, lighting, and other amenities.
encourage bicycling as an alternative to driving.
D. Review permitted uses in the CBD-1 and CBD-2
Districts to support and strengthen the retail, service, N. Monitor parking demand and supply on a regular
basis (at least once every two years with an
and dining sectors and to encourage satellite offices
occupancy and duration analysis of municipal
(on upper floors or in spaces without public street
parking resources and via parking monitoring
frontage) for corporate entities seeking to provide
reports as a condition of development approvals
part-time work space closer to employees’ homes.
that involve parking relief). Depending on the
E. Encourage adaptive reuse and redevelopment of
findings of monitoring studies, consider piloting onkey areas to expand downtown living opportunities,
street, resident-only (paid) overnight parking on one
incorporate inclusionary development, small modern
or more streets in the downtown and a shared valet
offices, and age-friendly design.
parking program during peak demand periods.
F. Minimize the size (width) and frequency of new
curb cuts in the downtown to maximize pedestrian
accessibility, safety, and comfort.
G. Encourage a range of architectural styles outside of
the Civic and Commercial Historic District, including
contemporary design, since efforts to mimic historic
features with modern materials often degrade the
effect of such efforts.
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.
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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.
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.
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Community Commercial (CC) Zone
Purpose
The purpose of this zone is to provide community
commercial uses which will primarily serve
the residents of the Borough. This zone is not
intended for the development of large, regional
retail uses, though there are a few examples
of such uses, including Staples Plaza. The
development of small-scale office buildings
with multi-family housing on upper floors that
complement the community retail uses in
these areas is permitted. The standards of this
zone are intended to create a visually pleasing
streetscape which establishes a positive
aesthetic relationship between the public spaces
(e.g., streets, sidewalks and landscaped areas)
and the building facades and layout of the sites.
In the mapped Affordable Housing Overlay areas
and related rezonings in the CC District, the
purpose is to provide locations for well-designed
inclusionary multi-family residential development
in key nodes along the Main Street corridor east
of downtown and on Park Avenue at Loveland
Street.
Existing Permitted Uses

Permitted Conditional Uses

Principal Permitted Uses

1. Assisted living residences

1. Retail sales and services

2. Long-term care facilities

2. Businesses, medical, professional, executive, or
administrative offices

3. Restaurants, drive through

3. Restaurants, non-drive through
4. Institutional uses
5. Theaters
6. Apartments over retail and/or office uses

4. Gasolines service stations
5. Financial institutions, with drive-up window
6. Public garages
7. Outdoor dining

7. Financial institutions, non-drive-up window
8. Funeral homes
9. Recreational facilities, commercial, or private
Multi-family development is permitted in mapped
affordable housing overlay areas.
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Existing Design Standards
All nonresidential uses in the CC Zone must meet design standards that envision a more walkable, pleasing
streetscape. The standards prohibit front yard parking and encourage cross access easements to allow shared
driveways and parking. Landscaping requirements include buffers along any side and rear yards, and front yards
must be fully planted and maintained as lawn, ground cover, or a mix of shrubbery and trees.
The standards also require buildings along street frontages and entryways to be pedestrian-friendly with particular
consideration to shop fronts, including windows and doors. Large, horizontal facades should include vertical shifts,
both architecturally and structurally. One-story buildings are discouraged and flat roofs are prohibited.

Max. Height (ft.)
Front Yard (ft.)
Side Yard (each, ft.)
Rear Yard (ft.)
Min. Lot Area (sq. ft.)
Min. Lot Width (interior, ft.)
Min. Lot Depth (ft.)
Max. Impervious Coverage
Max. Building Footprint (sg. ft.)

CC Zone

CC Inclusionary Housing Overlay
Zones

35; 2.5 stories

38; 3 stories

min. 15; max. 25
5
15
7,500
50
150
70%
5,000

min. 20; max. 40
15
25
15,000
125
150
65%
-

Outside the CC Inclusionary Housing Overlay Zones, residential development standards and requirements are
the same as the R-5 Zone. For apartments over retail and/or offices, no more than twelve dwelling units shall be
on any property/parcel.
The CC-AFH District permits the addition of up to 40 units at the Madison Mall apartments, with 25% inclusionary
requirement (some of the affordable units may be located in existing units), consistent with the Borough’s executed
Settlement Agreement.

Sharing Economy
The sharing economy, sometimes also called the collaboration economy or gig economy, is generally organized
around a technology platform that facilitates the exchange of goods, assets, and services. Examples include
Airbnb (renting out a room or a house) and Uber and Lyft (get a ride or share a ride).
Coworking is when individuals or companies rent a desk or an office without the overhead and cost of renting
an entire building or suite. According to Cushman & Wakefield, coworking has become a significant driver of
office demand with more than two million people working in over 22,000 coworking spaces around the world
in 2019. Although coworking has been dramatically impacted by COVID-19, it is likely to remain a viable and
important workplace environment for a variety of user types and reasons.
Ghost kitchens, also known as dark kitchens and virtual kitchens, allow for multiple restaurants to operate
out of the same location, either working from the same facility or breaking the space into separate areas.
Instead of seating guests indoors, deliveries are made by the restaurant or by a third-party service. The boom
in ghost kitchens catalyzed by the coronavirus will likely outlast the pandemic itself: According to Technomic,
sales via ghost restaurants from 300 facilities in the United States will rise by a projected 25% each year for
the next 5 years—an estimated $300 million in yearly sales.
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Issues and Opportunities
Housing Needs: Affordable Housing Inclusionary Overlay
areas have been identified, consistent with the Borough’s
settlement agreement with Fair Share Housing Center
(FSHC). Supportive housing opportunities (housing
paired with services to support people with disabilities)
also warrant attention due to limited supply in Madison
and the region.
Patchwork Land Use and Development Pattern: The CC
District includes both very small and quite large parcels.
While it is fully developed, reinvestment has occurred
over decades with most sites developed without much
consideration for context or connections to neighboring
uses. Some developed parcels have intact buffers
bordering residential neighbors, while others have poorly
maintained buffers and/or fences that do not effectively
shield lighting. With the identification of inclusionary
housing overlay areas, there is an opportunity to
re-envision Main Street east of the downtown as a more
integrated and defined mixed-use, multi-modal corridor
and rethink how buildings relate to the street and to
each other, and how access can be coordinated and
better designed for all modes of travel.

Repurposing of Underused Parking: Larger parcels in
the CC District have ample off-street parking areas,
not all of which are needed for current occupants of
commercial buildings. To respond to COVID-19 and the
shifting needs of retailers and food service businesses,
it’s important to encourage flexible and creative use
of paved areas for outdoor dining, outdoor personal
services, parklets, and other uses. It also appears that
some commercial lots are used for long-term car storage
for off-site businesses, in conflict with the zoning code.
Streetscape Design/Pedestrian Safety: Main Street/
Route 124 has been designed to facilitate automobile
throughput – that is, to move as many motorized
vehicles as possible. Intersections have few, if any,
upgrades to facilitate pedestrian movements across
Main Street, and are spaced far apart. This design is a
barrier to accessibility for those with mobility aids, those
without cars, and/or those who rely on transit. While
sidewalks are in place on Main Street, their condition
varies, and little attention is paid to maintaining and/
or planting street trees to create a safer and more
comfortable walking environment.

Shifting Retail Landscape: According to Forbes, the future
is smaller store footprints. If stores are to become both
distribution centers and storefronts, there may be more
stores but less square feet for shopping per store.
The store will become a location for quick shipping
(buy online, ship from store), convenient returns, and
showrooming, where customers can learn about
products and try things on. With technology and tracking,
stores can serve both online and in-store customers
with employees picking and packing inventory, greeting
in-store customers, and providing personalized product
recommendations when customers use the store as a Source: Google
pick-up center.
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Strategies for CC Zone
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.

K. The Madison Mall apartments have been rezoned
from CC to CC-AFH 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
C. Encourage the use of green infrastructure/
accessibility and safety for other modes, and to
stormwater practices in new development and
contribute
to the creation of a positive and cohesive
redevelopment/reuse of existing buildings and sites.
architectural character for Main Street.
D. Review signage standards to encourage the use
of commercial signage that is human-scaled, M. Promote enforcement of Borough regulations and
encourage compliance with conditions of approval.
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.
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.
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.
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Professional (P) Zone
Purpose
The Professional Zone provides opportunities
to convert buildings originally constructed as
homes for use as smaller scale offices.
The proposed purpose is to recognize home
conversions, provide opportunities for adaptive
reuse, and acknowledge the needs of religious
institutions that anchor these zones.
Existing Permitted Uses
Principal Permitted Uses
1.

Business, medical, professional, executive
or administrative offices

2. Public parks and playgrounds
3. Single-family detached dwellings
Conditional Uses
1.

Assisted-living residences

2. Long-term care facilities
3. Institutional uses
4. Home occupations
There is an inclusionary multi-family overlay zoning
option in part of the P Zone at the corner of Shunpike
and Green Village Roads that allows townhouses and
other attached housing opportunities at a maximum
density of 12 units per acre with a 20% affordable
housing set aside.
Issues and Opportunities
Limited Permitted Uses: Adaptive reuse of existing Buildings in the P Zone. Source: Susan G. Blickstein, LLC
buildings for a mix of commercial (ground floor) and
living units (on upper floors) is not permitted, nor are
two family homes. Each P Zone includes one of more Strategies for P Zone
religious uses, but there are not permitted as-of-right,
A. Allow apartments over business, medical,
nor are there specific conditional use standards for
professional, executive of administrative offices in
places of worshop.
existing buildings.
B. Add places of worship, day care centers, and
affiliated schools as permitted uses or permitted
conditional uses with appropriate development
standards.
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PCD-O Zone
This Zone encompasses Giralda Farms, an
office campus with over 1.2 million square
feet of space on six parcels and thousands
of largely subsurface parking spaces on 175
acres of the former Dodge Estate. In 2014 the
Borough amended its Master Plan to better
reflect current conditions and opportunities
within the Borough’s PCD-O District, while
recognizing both the economic importance
of the campus and the unique environmental
setting and design of Giralda Farms. Changes
to the PCD-O District were adopted thereafter
to address the changing office market
conditions in northern New Jersey and shifts
in Giralda Farms occupancy from single-user
corporate headquarters to multi-tenanted
occupancy. These changes included expanding
the permitted uses and increasing allowable
off-street parking and impervious coverage caps.
In the past five years, most of the properties
within the campus have added parking or other
improvements. The most significant change
in the campus has been Atlantic Health’s
construction of a 38-bed rehabilitation hospital
that specializes in stroke rehabilitation, brain
injuries, neurological rehabilitation, spinal cord
injuries, and amputations.

4. Provide for compliance with appropriate design
standards to ensure adequate light and air, proper
building arrangements, and minimum adverse
effects on surrounding properties.

Purpose

There are multiple purposes in the Borough’s zoning
code that guide land use policy for the PCD-O District, 5. Develop proper safeguards to minimize the impact
commonly known as Giralda Farms. They are as follows:
on the environment, including, but not limited to,
minimizing soil erosion and sedimentation, air and
1. To continue to maximize the economic benefits
water pollution, and noise levels.
of Giralda Farms to the community and region
by retaining and attracting high quality jobs and
innovative businesses that value the unique 6. Ensure the provision of adequate water supply,
drainage and stormwater management, sanitary
setting and environmental character of the campus.
facilities,
and other utilities and services.
Preserve existing natural resources and give proper
consideration to the physical constraints of the land. 7. Retain as much of the natural vegetative cover,
2. Provide for safe and efficient vehicular and
pedestrian circulation.
3. Provide for screening, landscaping, signing, and
lighting.

3 - 25

particularly in critical environmental areas, where
it serves important functional as well as aesthetic
purposes.

8. Implement the adopted policies of the Borough of
Madison Comprehensive Master Plan, as amended,
dealing with proper land development, site design,
and conservation.
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9. Recognize the unique environmental setting
and design of Giralda Farms and continue to
mitigate and balance the environmental impacts
of development with development opportunities
through incorporation of innovative, sustainable
design and low impact development techniques

Recapture Knowledge Jobs
Bloomberg City Lab (2020) indicates that “states
like New Jersey and Connecticut may be able to
recapture some of the knowledge jobs they lost to
New York, Philadelphia and Boston by repurposing
older office parks or even defunct malls as regional
office centers, at least for a while. With more people
working from home and the need to limit or stagger
commutes, it becomes possible to begin the long
overdue process of transforming suburbs into more
livable mixed-use communities, by repurposing
dead malls and old suburban office complexes into
the equivalent of town centers.” (Florida, 2020).

10. Advance and promote sound growth and the general
welfare.

Atlantic Health’s Rehabilitation Institute at Giralda Farms. Source:
atlantichealth.org

Issues and Opportunities

Office Market: Vacancy rates for high-end (Class A) office
space in northern New Jersey ended 2019 at 23.6%. In
Principal Permitted Uses
mid-2020, the average vacancy rate across all classes
of office space was 17.8%, according to Cushman and
1. Business, administrative, and professional offices. Wakefield. The greatest demand for office space was
2. Up to 10% of any permitted office building may for leases in the 50,000 to 100,000 square feet range,
be used for any combination of: nonhazardous with renewals outpacing new signings as COVID-19
laboratories, research and development, closures impacted the market. It is also anticipated
experimentation and testing; facilities for higher that New York City corporations will seek out short to
education and/or partnerships between the private intermediate-term leases in suburban office hubs as
sector and higher education; and high technology/ employers adapt to a more flexible work environment.
innovation business incubator facility.
Existing Permitted Uses

Accessory Uses
1. Uses which are customarily incidental and accessory
to the principal uses, as permitted herein.
2. One residential conference center within a single
PCD-O complex.
3. Indoor and outdoor recreational facilities for use by
PCD-O tenants, owners, and their guests.
Northern NJ Overall Office Vacancy Rate and Rents. Source:

4. One hotel within the overall PCD-O Zoning District, in Cushman and Wakefield, July 2020.
accordance with specific standards in the ordinance.
Economic and Natural Asset: Giralda Farms is a significant
5. A full service, non-drive-through restaurant or economic and environmental asset for the Borough.
private eating club is permitted in existing (as of Efforts to reposition assets and introduce some greater
the date of adoption of this amendment) accessory use flexibility are important to retain jobs, tax ratables,
and contribute to local retail spending. At the same
structures only.
time, Giralda Farms’ history and landscapes warrant
preservation, revegetation, and careful stewardship.
Borough of Madison Master Plan | Land Use Plan Element

3 - 26

Repositioning Assets: While there may be short and intermediate leasing opportunities that may increase occupancy
rates within Giralda Farms, there continue to be limited permitted uses in the District and challenges with
repurposing buildings built and outfitted for specific tenants.

Office Park Reuse Strategies
Bell Works Redevelopment, Holmdel, NJ
The former Bell Labs building was redeveloped as a
“New Urbanist” hub, featuring an indoor main street
with apartments, offices, a hotel, and civic uses. The
intended commercial tenants for the multi-use space
are tech innovators. A new luxury age-restricted
neighborhood lies directly adjacent to the sprawling
campus.
Source: Alexander Gorlin Architects

Office to Retirement Adaptive Reuse:
Anthology of the Plaza, Kansas City, MO
The Anthology of the Plaza is a prominent example of a growing trend in office adaptive reuse. An existing
five-story office building was retrofitted into 83 studio, one-bedroom, and two-bedroom units. The developer
describes the Plaza as having “luxurious amenities with best-in-class assisted living and memory care.”

Source: Arco National Construction

Placemaking and Office Campuses: Park 9,
Wellesley, MA
For Park 9, Sun Life Financial created a modern
functional outdoor space in the center of their
traditional suburban office park. The campus includes
4 buildings, a parking garage, and the central lawn
where employees can gather, unwind, and play
games.

Source: Copley Wolff Design Group
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Strategies for PCD-O Zone
A. Meet with property owners annually to track
occupancy trends and identify zoning limitations/
barriers to reaching full occupancy.
B. Support the buildout of the Atlantic Health parcel
with medical services and related medical uses.

enhances the natural landscape, and maintains
other unique features of the campus.
E. Consider the potential to integrate value-added
farming with sustainable production techniques and
related uses within the open space as a conditional
use and set maximum acreage to mitigate tax
impacts.

C. Review and expand the range of permitted uses, F. Encourage collaboration between the Madison
including increasing the amount of space that
arborist, the Madison Shade Tree Commission
can be occupied by non-office uses, elevating
and Giralda Farms property owners and Open
the conditionally permitted boutique hotel to a
Space Association to promote the revegetation and
full-services hotel as a principal permitted use,
stewardship of lands within the complex.
and expanding the conditional uses to include
specialized uses, such as continuing care retirement G. Integrate sustainable design, development, and
living, assisted living, supportive housing, and
infrastructure practices in new development and
medical/life science services.
adaptive reuse projects.
D. Consider a long-term strategy that explores mixed- H. Activate the outdoor spaces in and near buildings
use development via a campus master development
by encouraging creative outdoor work and play
plan that guides the reuse of buildings, incorporates
opportunities.
sustainable design and infrastructure practices,

Office-Research (OR) Zone
This district encompasses one large parcel at 175 Park
Avenue, a former Verizon switching equipment building
successfully adapted for reuse as Realogy’s corporate
headquarters. The site was redesigned with 235,000
square feet of office space, 800+ parking spaces, native
landscaping, walking paths, and interior open space.
The OR zoning requirements incentivize incorporation
of green building and site design features. The building
is certified at the LEED silver level by the US Green
Building Council and is an example of how adaptive
reuse and sustainability can successfully complement
one another. There are no proposed land use policy
changes for the OR District.
Purpose
The purpose of this zone is to permit a wide range of
office and research and development (R&D) uses in
accordance with current best practices of green building
and sustainable site design to minimize impacts on
adjacent residential areas to the maximum extent
possible. This purpose encompasses the rehabilitation
and reuse of existing site improvements and
infrastructure, as well as any future new construction
within the zone.

Existing Permitted Uses
Principal Permitted Uses
1. Business, medical, professional, executive or
administrative offices
2. Institutional uses
3. Research and development uses
Conditional Uses
1. Assisted-living residences
2. Long-term care facilities
Existing Bulk Requirements
Office-Research
(OR)
Max Height (stories)

3

Max. Height (ft.)

55

Front Yard (ft.)
Side Yard (each, ft.)
Rear Yard (ft.)
Min. Lot Area (sq. ft.)
Min. Lot Width (interior, ft.)
Min. Lot Depth (ft.)
Max. Impervious Coverage
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75
40
75
100,000
250
100
57%
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University (U) Zone
Drew University and Fairleigh Dickinson University
(FDU) are important institutions that contribute to the
economic, social, and cultural well-being of Madison.
It is therefore important to understand the short-term
needs and longer-term visions for both Drew and FDU.
Accordingly, both universities are required to appear
annually before the Planning Board to provide an
update on short-term campus improvement projects
and long-term changes to campus master plans.
Purpose
The purpose of the district is to support the educational
missions of Drew University and Fairleigh Dickinson
University through the use of lands within the Borough
for college campuses and their associated accessory
uses.
Existing Permitted Uses
Principal Permitted Uses
1. Colleges and Universities
Existing Bulk Requirements

2. Institutional uses
3. Private recreational facilities
Conditional Uses
1. Existing housing for faculty and employees of Drew
University and their families

Source: Susan G. Blickstein, LLC
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U University
Maximum of 40 feet at
minimum setback lines: for
each additional 3 feet of
Max. Height (ft.)
setback an additional one
foot of height is permitted,
up to a maximum of 66 feet.
Front Yard (ft.)
100
Side Yard (each, ft.)
50
Rear Yard (ft.)
50
Min. Lot Area (sq. ft.)
25 acres
Min. Lot Width
1,000
(interior, ft.)
2 per each 3 full-time
Required Parking
students and 1 for each 5
part-time students
Max. Impervious
20%
Coverage
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Issues and Opportunities

Strategies for U Zone

Town/Gown Collaboration: During this current period of A. Establish a town/gown committee that meets
social distancing due to the global pandemic, private
regularly to foster community and public/private
educational institutions are under significant financial
partnerships and collaboration to support the
stress as they attempt to address the public health
educational missions and physical campuses of
and educational needs of their campus communities.
Drew University and Fairleigh Dickinson University.
This distress is both a major concern and a potential
opportunity for the Borough and its universities to B. Review/update standards for lighting of recreational
fields to minimize impacts on nearby residential
collaboratively plan for the long-term vision of their land
neighborhoods.
holdings within Madison.
Perimeter Impacts: While it is essential for Drew and FDU C. Consider increasing impervious coverage to allow
for more creative, integrated campus planning and
to work collaboratively with the Borough to plan for the
improvements, particularly for Drew University.
future of their campuses, this needs to be paired with
community outreach and design efforts that recognize D. Encourage the conservation of ecologically sensitive
and mitigate impacts of planned improvements,
areas.
particularly those that impact adjacent residential
neighborhoods.
E. Consider expanding permitted uses so that
complementary uses may be carefully integrated
Zone Requirements: In the case of Drew, it is increasingly
into these areas, such as lifetime learning and living
challenging for even minor improvements to be
concepts, supportive housing, and conference/
undertaken without triggering an impervious coverage
workshop centers.
variance. In the case of FDU, the current zoning is
difficult to apply to accessory outdoor recreational F. Develop specific standards for accessory
uses, which are currently under renovation adjacent to
recreational uses to address setbacks, heights, and
residential neighborhoods. Parking standards are tied to
other bulk and design requirements.
enrollment and staffing levels, which fluctuate over time,
and the parking requirements for recreational fields and G. Revisit and update parking requirements to better
reflect the range of uses and management of
facilities are not clear.
parking on college campuses.
H. Bring university-related arts programming to the
community by using venues in or near the downtown.
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Gateway (G-I and G-II) Zone
Purpose
The purpose of this zone is to provide
reasonable opportunities for inclusionary
multi-family housing and commercial uses,
through development standards for properties
strategically located at the eastern gateway
entrance to the Borough of Madison. The uses
permitted are those that complement and are
supportive of existing commercial uses in
the remaining CC Community Commercial
Zone and are compatible with abutting
residential uses. The standards of this zone
are intended to encourage superior building
aesthetics and streetscape enhancement at a
scale appropriate to this unique area and the
Borough.
Existing Permitted Uses
Principal Permitted Uses
1.

Multi-family inclusionary development

2. Business, medical, professional,
executive or administrative offices in existing
buildings
3. Institutional and public uses
Existing Bulk Requirements
Min. Area (sq. ft.)
Max Height (stories)
Max. Height (ft.)
Front Yard (ft.)
Side Yard (each, ft.)
Rear Yard (ft.)
Min. # buildings/lot
Maximum Impervious
Coverage
Maximum Density
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G-I Inclusionary Multi-Family

G-II Inclusionary Multi-Family

50,000

120,000

2.5 for lots < 80,000 sq. ft.

2.5 for lots < 130,000 sq. ft.

3 for lots > 80,000 sq. ft.

3 for lots > 130,000 sq. ft.

35 for lots < 80,000 sq. ft.

35 for lots < 130,000 sq. ft.

38 for lots > 80,000 sq. ft.

38 for lots > 130,000 sq. ft.

40
15 for < 35 ft. in height

40

25 for > 35 ft. in height

25

25
2 for lots > 80,000 sq. ft.

25
3 for lots < 130,000 sq. ft.

3 for lots > 110,000 sq. ft.

4 for lots > 130,000 sq. ft.

65%

65%

20 units/acre

20/units/acre
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Issues and Opportunities
Zoning Constraints: The Gateway District was
implemented over a decade ago to facilitate the
redevelopment of older buildings and sites on the
eastern end of Main Street at the border with Chatham
Borough. While new standards were put into place,
new residential development did not materialize, in part
due to restrictions on the type of housing permitted:
exclusively senior and age-restricted development.
Not only was the market for age-restricted housing on
small sites limited, the Borough could no longer receive
credits towards its court-mandated affordable housing
obligation due to reaching the maximum allowable cap
of 25% for age-restricted affordable units. One new
commercial office building has also been constructed in
the past decade, but the overall vision for the Gateway
Zones never fully materialized.
Gateway into Madison: The Gateway Zone marks the
eastern entrance into the Borough. This part of Main
Street lacks any major pedestrian facilities or established
streetscape character.

Open Space Government Use (OSGU) Zone
Purpose
This zone is intended to acknowledge and preserve
the existing open space/parks and government-related
uses throughout the Borough.
Permitted Uses
Principal Permitted Uses
1. Borough parking lot
2. Municipally-owned or operated buildings
3. Train stations
4. Rescue squad facilities
5. Senior citizen centers
6. Major public open space lands and recreation areas
7. Libraries
8. Schools
Conditional Uses
1. Assisted-living residences
2. Long-term care facilities
3. Commercial uses
4. Restaurants without a drive-through
Issues and Opportunities

Gateway sign at Main Street and Brooklake Road. Source: Susan
G. Blickstein, LLC

Ongoing Zoning Updates: As properties are acquired
or sold by the Borough, the OSGU zoning should be
updated accordingly.

Activate the Train Station: In 2016, the train station
averaged 1,600 weekday boardings. Converting part
A. Review and update design standards to better of the station into a café, restaurant, or bar would
reflect the vision of Complete Streets, multi-modal encourage people to stay downtown and could spur
accessibility, and the importance of the human- economic development. The addition of moveable
chairs and other temporary placemaking installations
scale as key design elements.
on lawn areas would also help to more fully activate this
B. Better define this entrance into Madison by space and integrate it into the downtown.
refreshing the existing gateway treatment at the
corner of Main Street and Brooklake Road.
Strategies for Gateway Zone
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Strategies for OSGU Zone
A. Reclassify the existing Bayley Ellard ballfields
as OSGU. Block 201, Lot 1.01 and 2 are
zoned RC but are owned by the Borough and
used as recreation fields.
B. Pursue opportunities to host a food vendor
in the train station while ensuring all historic
preservation requirements are fulfilled.
C. Make space at the Train Station, public
parks, and other Borough property available
for implementation of creative placemaking
and foster connections between nonprofit organizations, local businesses, and
residents of all ages in the planning and
design process.

R-5, R-5A, and R-6 Zones

Single-Family Residential Cluster (RC) Zone

These areas are fully developed with garden apartments
(R-5), townhouses (R-5A), condominium flats (R-5A),
and attached single-family uses (R-6). Development
densities range from four units per acre (R-5 District),
four to six units per acre (R-6 District), and 12 units per
acres (R-5A District). There are no proposed changes
to bulk requirements or zoning boundaries for these
districts. Existing development patterns are generally
consistent with the uses permitted in these districts,
with the exception of non-conforming two-family homes
in the R-5 District. It is recommended that two-family
homes be permitted in the R-5 District.

This zoning district includes the former Bayley Ellard
High School and the present Paterson Diocese’s Center
for Evangelization, “St Paul Inside the Walls.” It also
includes the Sunrise Assisted Living facility on land
that was also formerly part of the Walker Estate and
ballfields acquired by the Borough around ten years ago.
It is recommended that the recreational fields owned by
the Borough be reclassified to OSGU. The RC Zone was
amended in 2009 to permit these on-going uses while
encouraging the preservation of historic resources and
sustainable subdivision design in any future residential
cluster development.

Residential Public Housing (R-PH) and Senior Private Outdoor Recreation Zone
Citizen Housing (R-SH) Zones
The purpose of this Zone is to ensure the preservation of

The purpose of these districts is to permit 100% the existing golf course in the Borough. The golf course
affordable housing in sites scattered throughout the and clubhouse are permitted uses. The maximum
Borough (R-PH) as well as 100% affordable senior impervious coverage for the zone is 3%.
citizen housing. These areas are developed with
affordable housing and contribute to meeting the Land Use Plan Map
Borough’s court mandated affordable housing obligation.
The Land Use Plan Map on the following page includes
recommended zoning line adjustments.
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Borough-wide Strategies

Placemaking

In addition to the zone-specific strategies, several
strategies are applicable to all or most of the Borough.

The concept of placemaking is important for thinking
about future opportunities for gathering places in
several areas of the Borough. 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. This process involves
understanding a community’s desires for a space, adding
features that reflect what is unique about Madison and
the particular space, and doing so in a way that brings
a place to life. Placemaking can be very simple and low
cost or it can involve capital improvements.

Tree Canopy: As climate change accelerates, tree canopy
preservation and replacement with species that will
thrive in a warming climate is important to ameliorate
worsening heat island effects.
Coverage Variances: Variances for building coverage and
impervious coverage may be granted only in cases
where land use boards determine that the required
planning proofs are met. In cases where coverages
are exceeded to maximize the size of a new building
and/or to provide off-street parking, the use of green
infrastructure/green stormwater practices and additional
landscaping are strongly encouraged to mitigate
the effects of additional impervious coverage and
stormwater runoff.
Enforcement: While enforcement generally falls outside
the role and authority of local land use boards, in cases
where boards condition approval on applicants meeting
specific conditions, coordination is necessary to ensure
compliance with such conditions.

Good public places are safe and comfortable,
connected and accessible, welcoming and
neighborly, and fun and useful. Design features
such as lighting and landscaping can make the space
feel safe and welcoming. Providing green space and
including places to sit and eat can make the space feel
comfortable and useful. Inclusive design features and
high-speed internet integration can make the space
feel connected and accessible. It is important not only
that there is a place for people to congregate, but that
people have something to do once they are there.

Streetscape/Pedestrian Realm: Standards should be
developed for downtown and commercial/mixed-use
corridor streetscape elements, including but not limited
to, street tree spacing/species, tree wells/tree pits,
pedestrian lighting, trash receptacles, short-term bicycle
parking, sidewalk materials and dimensions, and related
curb-side treatments.
Commercial Signage: As noted in the CBD District section
of the Land Uses Plan, signage standards should be
reviewed for non-residential/mixed-use and multi-family
districts and updated as needed to incorporate new
types of signage, as appropriate to specific zoning
districts and contexts.
Conditional Uses: Review and refine conditional use
standards to reflect the goals, objectives and vision of
this Plan.
Supportive Housing: Encourage new supportive housing
to help meet the needs of populations with physical
and cognitive disabilities and contribute to meeting the
Borough’s affordable housing obligation.
Affordable Housing: Proactively plan to address the
Borough’s future affordable housing obligation.
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Rhinebeck, New York. Source: Susan G. Blickstein, LLC

Placemaking can instill civic pride and a sense of
place. It can also contribute to the health, happiness,
and economy of the surrounding community. These
facts have been made evident in light of the COVID-19
pandemic, which has shown us that placemaking, which
has existed as a concept for decades, is not just an
amenity, but a necessity for ensuring residents’ quality of
life. During the pandemic, parking lots and streets have
been transformed into farmer’s markets, restaurants,
and drive-in movie theaters. Parks have been used as
classrooms, yoga studios, and gyms. Entire streets

Borough of Madison Master Plan | Land Use Plan Element

have been closed to vehicle traffic to give more room
for pedestrians to social distance. This creative reuse
of space signals the continued desire of people to
maintain relationships and to experience their town or
city. The use of simple tools, like chalk outlines, cones,
and moveable chairs, has been effective in placemaking
efforts, and is another reminder that placemaking does
not need to be expensive.

Creative Placemaking
Creative placemaking centers arts, culture, and design
activities in the process of placemaking. Creative
placemaking initiatives aim to strengthen ties equitably
and collaboratively across communities. The National
Endowment for the Arts outlines four core goals of
creative placemaking:
1. Bring new attention to or elevate key community
assets and issues, voices of residents, local history,
or cultural infrastructure.
2. Inject new or additional energy, resources, activity,
people, or enthusiasm into a place, community
issue, or local economy.
3. Envision new possibilities for a community or place a new future, a new way of overcoming a challenge,
or approaching problem-solving.

Jersey City. Source: Susan G. Blickstein, LLC

4. Connect communities, people, places, and
economic opportunity via physical spaces or new
relationships.
According to “Creative Placemaking: How to Do it
Well” (Markusen & Nicodemus, 2014), cross-sector
partnerships are fundamental to creative placemaking.
Though many placemaking projects are initiated by
artists themselves, municipalities can foster important
connections between other strategic partners and
stakeholders, provide support, and make public space
available for project implementation. Schools, local
businesses, and non-profit organizations are prime
candidates for creative placemaking partnerships.

Red Bank. Source: Jeremy Schneider for NJ Advance Media

Inclusive Placemaking
It is critical that everyone can enjoy the space,
regardless of their age or ability. Good and inclusive
placemaking creates and maintains public spaces
that are accessible to residents of all ages and
abilities, encouraging multigenerational interactions
and connections. These spaces are effective
precisely because of their broad appeal: they can
be claimed by anybody because they are designed
for everybody.
Source: Borough of Madison
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When community members and organizations take part
in the process of transforming space, they become more
engaged in the success of the community. Even for
those who are not actively involved in implementation,
creative placemaking projects can educate citizens
about what is important and unique to their community.
One of the most effective forms of creative
placemaking is through low-cost, temporary
interventions, also known as tactical urbanism. A
pervasive and recent example of tactical placemaking
are parklets, which convert unused parking spaces into
retail, restaurant, or community space.

Creative placemaking can also be a participatory
exercise, and arts events provide the ideal setting
to maximize community involvement. At an Open
Studios event in Newburgh, New York, community
organizations set up rolling plexiglass windows called
makerBoards, where citizens could collaboratively
draw while minimizing exposure during the coronavirus
pandemic. When stationed in central areas or at widelyattended events, participatory art and musical pieces
can be tactical short-term or consistent long-term tools
for creative play for people of all ages.

Temporary installations called parklets create more space on the
street for gathering. Source: NextSTL

In Montclair, the organizers of Montclair Design Week
set up a temporary gathering space that served as
staging ground for artistic events and community
meetings.

Participatory art installation in Newburgh, New York. Source:
downupNY

Some of the most pervasive examples of creative
placemaking are public murals. For example, Middlesex
County offers a self-guided walking tour of the local
large-scale murals and sculptures. Public murals can
also be participatory exercises. The project Before I Die
brings large chalkboard walls to public space, inviting
the public to add to a collaborative art piece filled
with their reflections and aspirations. Over time, the
inclusive nature of participatory programming generates
emotional investment in the piece, and the artistic
product ultimately reflects the characteristics and values
of the neighborhood and broader community. This form
of creative placemaking can also generate civic pride.
When community members and organizations take part
in the process of transforming even a corner of a small
park or underutilized public space, they become more
engaged in the success of the community.

Temporary outdoor community space with participatory art installation
in Montclair. Source: DesignShed
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Creative Placemaking in Madison
Creative placemaking initiatives that are tailored to the
unique characteristics of specific community spaces
have a higher probability of success. With that in mind,
there are a number of sites within Madison that could be
activated and revitalized through creative placemaking.
James Park is a historic yet underutilized community
space to the northwest of Madison’s downtown. A series
of short and long-term programming in unused green
spaces along Kings Road and Main Street from James
Park to the Madison Train Station could activate the
area as a gateway to Madison’s downtown. The green
spaces in and around James Park and the Madison
Train Station are potential sites for historic and cultural
programming and moveable chairs. The intersection
of Madison Avenue, Park Avenue, Main Street and
Condurso Way could be redesigned with a sculpture
garden or other long-term exhibition. These areas could
also benefit from short-term tactical installations such as
dining parklets or collaborative art experiences. Overall,
ample parking and foot traffic in the area enable high
visibility for any implementation.
Often thought of as eyesores, rail abutments, and
underpasses like the one at the intersection of Kings
Road and Green Avenue offer potential for activation
through creative placemaking interventions.

Rail abutment at Kings Road and Green Village Road. Source:
Susan G. Blickstein, LLC

The wall sections along Kings Road are ideal locations
for murals completed by local or regional artists. Design
contests with corporate sponsorship could be used to
select mural artists. Madison’s Museum of Early Trades
& Crafts has a history of creative programming. Drew
University’s Dorothy Young Center for the Arts is another
potential collaborator. The rail underpasses also require
attention to improve lighting and add visual interest.
An artistic approach to lighting the underpasses, for
example, would improve safety and add visual interest.
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Waverly Place Placemaking Conceptual Design
Madison lacks a centralized downtown public square or plaza. The COVID-19 pandemic has heightened the need
for more outdoor space where people can safely social distance. In the Master Plan survey, 45% of respondents
felt that the Borough would benefit from a more defined public space.
Concept level plans were developed for a public plaza on Waverly Place. The concept plans illustrate the existing
issues and highlight proposed conceptual solutions for the short-term and long-term. The recommendations
are planning-level concepts. Prior to advancing the physical recommendations, further data collection, analysis,
and surveys should be completed to fully assess the impacts of the proposed recommendations and the design
features the community most wants to include.
Short-Term Concept Plan
A temporary closure of the west side (southbound) of the street allows the Borough to take advantage of the
width of Waverly Place, especially at off-peak hours and weekends. Closures call attention to local businesses
and destinations and can be made with low-cost materials, such as paint, movable planters, and flexible seating.
A temporary implementation can be an important step to get community support and buy-in before creating a
permanent public space.

Source: Susan G. Blickstein, LLC
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Long-Term Concept Plan
A permanent closure of one side of Waverly Place would create new public space in downtown that could
accommodate events. Food service businesses would benefit by the addition of outdoor seating. Retail
businesses would benefit from enlarged merchandise display areas. All businesses benefit from increased foot
traffic. Reconfiguring parking on the west side of Waverly Place as angled parking would help offset the loss in
parking. Other potential options is to close Waverly Place to all vehicle traffic but allow access for police, fire, and
emergency vehicles.

Source: Susan G. Blickstein, LLC
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SMART GROWTH, RESILIENCY,
AND SUSTAINABILITY STRATEGY
STATEMENTS
Context
The history of Madison’s development can in some ways
be understood as a history of smart growth development,
even though the term had not yet been coined in the
1800s. The Borough’s downtown grew as a result of
its proximity to the train station, taking on a mixeduse, compact, and walkable form. This approach has
continued through today, with the 2018 Morris County
Circulation Element specifically recognizing Madison
for its smart growth and transit-oriented development.
The train station and dense downtown are assets to the
Borough, fueling more sustainable patterns of growth
which make efficient use of limited space while also
providing residents with greater options for housing and
transportation.

Statement of Strategy
On January 8, 2018, legislation (S2873/A4185)
was adopted by the State of New Jersey which
amended the Municipal Land Use Law. Pursuant to
that amendment, land use plans are now required
to incorporate a statement of strategy concerning:
●

Smart growth which, in part, shall consider
potential locations for the installation of electric
vehicle charging stations;

●

Storm resiliency with respect to energy
supply, flood-prone areas, and environmental
infrastructure;

●

Environmental sustainability.

Resiliency and Sustainability Strategy

The sustainable, efficient use of land, and preservation
Borough Resiliency and Sustainability
of natural resources that smart growth entail are
especially important when planning for a world impacted Initiatives
by climate change. The impact of climate change in The Borough recognizes the importance of integrating
New Jersey will entail hotter days and more severe and sustainability and resiliency into its policies and actions.
frequent storms. This means that the State, County, and The Borough recently adopted a Sustainable Land Use
Borough need to be able to plan to keep people cool Pledge, a Shade Tree Protection Ordinance, a Solar
and to prevent flooding and storm damage to critical Ordinance, a plastic bag ban, and an updated Open
infrastructure. New Jersey has already begun to address Space and Recreation Plan. Physical changes have
this, including the adoption of new NJDEP stormwater also been implemented with the installation of electric
management rules, a new NJ Energy Master Plan, and vehicle charging stations at some public parking lots.
a goal to have electric vehicle charging stations in 50%
The Borough of Madison is a Sustainable Jersey
of all multi-family developments by 2025.
certified community. Madison achieved Sustainable
Jersey certification at the silver level, one of only 27
New Jersey municipalities that have attained this
certification as of December 2019. Certified towns are
making important contributions toward the long-term
goal of a sustainable New Jersey and world. There are
several committees and groups that work to support
green initiatives in the Borough, including the Madison
Environmental Commission, the Sustainable Madison
Committee, the Shade Tree Management Board, and
the Open Space, Recreation and Historic Preservation
Advisory Committee. The key responsibilities and duties
of each group are detailed below.
Madison’s pollinator friendly community garden. Source: Borough
of Madison
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Madison Environmental Commission
The Environmental Commission is responsible for
studying and making recommendations to the Mayor
and Council in areas of conservation and environmental
protection, planning and informing the public about
local conservation programs, preparing and distribution
informational materials, keeping an index of all publicly
and privately owned open areas, recommending to the
Planning Board plans and programs for inclusion in
the Master Plan, operating conservation programs on
lands donated or purchased for conservation purposes,
and doing other actions related to the objectives of the
Commission.
The Commission submitted the latest Conservation
Management Plan in September 2015 and updated the
Environmental Resources Inventory in December 2011.
Sustainable Madison Advisory Committee
The Sustainable Madison Advisory Committee was
created by Ordinance 3-2012 and was adopted on April
23rd, 2012. The eleven-member committee is charged
with encouraging sustainable practices in the Borough
of Madison.
Shade Tree Management Board

A Sample of Related Sustainable Jersey Actions
Completed by the Borough as of December 2019
Examples of Actions Completed
Emergency Management & Resiliency
●

Extreme Temperature Event Plan

●

Heat Island Assessment

●

Vulnerable Populations Identification for Emergencies
Energy

●

Energy Efficiency for Municipal Facilities

●

Energy Tracking and Management

●

Commercial Energy Efficiency Outreach

●

Residential Energy Efficiency Outreach

●

Fleet Inventory

●

Purchase Alternative Fuel Vehicles
Innovation Projects

●

Rain gardens

●

Madison-Chatham Joint Sewage Treatment Plant

●

Town beautification program- May Day

●

Restoration of large native wildflower pollinator meadow
Land Use & Transportation

●

Sustainable Land Use Pledge

●

Bicycle and Pedestrian Audits
Natural Resources

The Shade Tree Management Board was created in
2001. Duties of the Board include selection, planting,
care and control of shade and ornamental trees and
shrubbery, developing and maintaining a community
Forestry Management Plan, encouraging arboriculture,
and developing any plans and specifications needed
to solicit bids for planting, care, or removal. The Board
also prepared the latest Five-Year Community Forestry
Management Plan 2018-2022, which was submitted in
November 2017. The Borough’s recently passed tree
ordinance established the position of Borough Arborist.

●

Natural Resource Inventory

●

Environmental Commission

●

Open Space Plans

●

Easement Inspections and Evaluations

●

Tree Protection Ordinance

●

Community Forestry Management Plan & NJUCF
Accreditation

●

Tree Hazard Inventory

●

Tree Maintenance Programs

●

Tree Planting Programs

Open Space, Recreation and Historic Preservation
Advisory Committee

●

Adopt a Green Purchasing Policy by Resolution

●

Green Grounds & Maintenance Policy

The Open Space, Recreation and Historic Preservation
Advisory Committee makes recommendations to the
Mayor and Council to implement the Madison Borough
Open Space and Recreation Plan (OSRP). The most
recent update of the OSRP was completed on February
20th, 2020. The committee also organizes the annual
National Trails Day, which is a day of public events
aimed at advocacy and trail service.

Operations and Maintenance

Sustainability & Climate Planning
●

Community Visioning (Green Vision Forum)

●

Recycling and Waste Reduction Education and Compliance

●

Community Paper Shredding Day

●

Non-Mandated Materials Recycling

●

Recycling Depot

●

Backyard Composting Program

Waste Management

●

Materials Reuse Program

●

Reusable Bag Education Program
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Various elements of storm resiliency and sustainability
are incorporated into this Master Plan and its Elements.
The Land Use Plan Element includes recommendations
for expanding housing options in the downtown near
transit, shopping and other amenities, and encouraging
sustainable design and green building practices. The
Community Mobility Element recommends integrating
“Green Streets” into the Borough’s Complete Streets
Policy and Guidelines, promoting walking and bicycling,
expanding the Borough’s bikeway network, and
restoring and maintaining the street tree canopy. The
Historic Preservation Element encourages the reuse
and restoration of existing buildings and materials,
rather than demolition and new construction, which
results in less waste.

Related Master Plan Goals, Objectives, and
Strategies
While this master planning effort does not include a
Sustainability Element, the project team and Master
Plan Steering Committee felt it was important to include
the following related goals, objectives, and strategies
in Land Use, Community Mobility, and Historic
Preservation Elements.
Goals
Land Use Plan
●

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.

●

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.

Guiding Principles
Madison is committed to:
●

Being a model for energy
sustainability, and resiliency.

●

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

●

efficiency,

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

These are three of the guiding principles that
support the Master Plan’s vision statement. The
guiding principles reflect the values residents
expressed through the outreach process. They
provide clarity for achieving the vision and the
community should look to these guiding principles
when advancing smart growth, resiliency, and
sustainability initiatives.

Objectives
Land Use Plan
●

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.

Community Mobility Element
●

Prepare for increased extreme weather events and
hotter days.

Historic Preservation Element
●
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Promote environmental and economic benefits of
historic preservation.
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Strategies
Land Use Plan
●

●
●

●

Smart Growth/
Development

Encourage use of sustainable design and green Smart growth is a planning movement that seeks to
building practices where variances are being slow and reverse the sprawling pattern of suburban
considered for building and/or impervious coverage.
development that has been a defining characteristic
Consider incentives for the inclusion of green of New Jersey’s landscape for the better part of the
past 100 years. This sprawling pattern has spread
building/green infrastructure practices.
development into previously undeveloped areas of the
Require native plants and trees in all landscaping State, including Morris County, consuming farmland
and planting projects on public lands and encourage
and environmentally sensitive areas. Additionally, it has
native plants and trees on private property to
changed the character of previously rural and historic
maintain and expand the tree canopy.
areas, in many cases beyond recognition. Sprawl has
Integrate sustainable design, development, and also come at a significant public cost – the expansion
infrastructure practices in new development and of infrastructure and public services and the loss of
adaptive reuse projects.
defining community character.

●

Encourage the conservation of ecologically sensitive
areas.

●

Tree canopy preservation and replacement

Community Mobility Element
●

Update the Borough’s Complete Street policy to
reflect current best design and environmental
practices that integrate Green Streets with Complete
Streets.

●

Restore and maintain the street tree canopy.

●

Explore the use of green stormwater infrastructure.

In contrast, smart growth emphasizes the improvement
of existing, developed communities with particular
emphasis on communities that already exhibit the
principles of smart growth, like Madison. The defining
features of smart growth, often viewed as assets by the
community, include:
●

Compact form with opportunities for mixed-use
development that encourage efficient use of land;

●

Pedestrian-oriented, walkable centers and
neighborhoods;

●

Predictable, cost-effective development decisionmaking capacity;

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.

Distinctive community character or ‘sense of place’;

Historic Preservation Element
●

Transit-Oriented

Variety of housing options;
Emphasis on open space, environmental resource
preservation, and parks and recreation;

●

Consider building and material reuse as a ●
sustainability strategy in Borough plans and policies.

Focusing development in locations where existing
services and infrastructure capacity are present;

●

Encourage building material salvage, reuse, and
recycling prior to demolition and modification of
historic resources.

●

Transportation options, including mass transit
service.
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To continue to advance the Borough’s
commitment to sustainability and storm resiliency,
it is recommended that the Borough consider
preparation and adoption of a Sustainability
Element, a Climate Action Plan, and an update to
the Borough’s Environmental Resource Inventory.

Smart growth and transit-oriented development (TOD)
are intertwined and overlapping concepts. Where
smart growth planning principles are evident, such
as in Madison, TOD is one tool for conceptualizing
revitalization opportunities. TOD can be understood as
the growing trend of creating vibrant, livable, walkable
communities proximate to mass transit, making it
possible to have a high quality of life without complete
dependence on a car for mobility. Given demographic
shifts within New Jersey toward smaller household
sizes, a growing population of those over 60 years
old, and a projected increase in the 20 to 34 year old
population who are disproportionately renters, TOD is
a mechanism to implement smart growth policy at the
local scale.

Electric Vehicle
Charging Stations

●

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.

Community Mobility Element
●

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.

Objectives
Land Use Plan
●

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.

Community Mobility Element

In 2020, the Borough installed five dual electric
vehicle charging stations. The stations are located
Cook Avenue Lot, Madison Public Library, Madison
Recreational Complex, Maple Avenue Lot, and
Madison Community Pool Parking Lot. The Borough
is planning to install additional EV charging stations
strategically placed throughout Madison with the
NJ DEP It Pay$ To Plug In grant.

●

Implement Complete and Green Streets.

●

Enhance connectivity by expanding pedestrian and
bicycle infrastructure.

●

Support accessible and convenient public transit.

●

Expand and modernize bicycle parking in and
around the downtown.

Strategies
Land Use Plan

Related Smart Growth Goals, Objective and
Strategies in Master Plan
The following goals, objectives, and strategies relate to
smart growth and appear in the Land Use, Community
Mobility, and Historic Preservation Elements of this
Master Plan.
Goals

●

Review permitted uses in the CBD-1 and CBD-2
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.

●

Encourage adaptive reuse and redevelopment of
key areas to expand downtown living opportunities,
incorporate inclusionary development, small modern
offices, and age-friendly design.

Land Use Plan
●

Encourage development, revitalization, and
preservation opportunities near transit, parks, ●
shopping, and community facilities.

●

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.
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Minimize the size (width) and frequency of new
curb cuts in the downtown to maximize pedestrian
accessibility, safety, and comfort.
Add convenient, secure, well-lit bicycle parking to
encourage bicycling as an alternative to driving.
Establish streetscape design standards including
sidewalk widths and materials, curb drops,
pedestrian lighting, and amenities.
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●

●

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.
Monitor parking demand and supply on a regular
basis (at least once every two years with an
occupancy and duration analysis of municipal
parking resources and via parking monitoring
reports as a condition of development approvals
that involve parking relief). Depending on the
findings of monitoring studies, consider piloting onstreet, resident-only (paid) overnight parking on one
or more streets in the downtown and a shared valet
parking program during peak demand periods.

Consider partnering with a shared service provider
to pilot new mobility modes such as shared
autonomous vehicle and/or micromobility options.
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.

Community Mobility Element
●

Implement a comprehensive wayfinding plan to
support mobility and connectivity for all modes.

●

Identify and pilot a network of “neighborhood
greenways” to promote walking and bicycling,
calm traffic, and connect parks and community
destinations.

●

Extend and improve the Borough’s on-street bicycle
network with a focus on connecting facilities through
the downtown and improving connections to trail
networks.

●

Identify and address gaps in the sidewalk network.
Continue to monitor existing sidewalks for
maintenance issues and needs.

●

Update bicycle parking requirements to address
both short-term and longer-term parking needs and
to incorporate current best practices.

●

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.

●

Explore a local jitney service to link residential
areas with the train station, downtown and other
key community facilities.

●

Coordinate with NJ TRANSIT to review bus stops
and routing within Madison. Work with NJ TRANSIT
on train schedule and frequency of service.
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