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I. INTRODUCTION
This Redevelopment Plan encompasses an area of +/- .548 acres located on
Community Place north of Cook Avenue, also known as Block 1601, Lot 1.01 in the
Borough of Madison. The area surrounding the Plan Area is developed with a mix of
government (school, civic center), mixed-use, and residential development. Multifamily development is located on Community Place adjacent to this parcel, with
mixed-use and residential development along Cook Avenue to the west. Residential
and public uses are located along Walnut Street north and east of the Plan Area. The
Borough's train station and downtown core are located within convenient walking
distance. The Plan’s location and context are shown in the image below.

Approximate location of Community Place Redevelopment Area (Source: Google Earth).

In late December 2020, the Borough Council declared this parcel as a noncondemnation area in need of redevelopment pursuant to New Jersey’s Local
Redevelopment and Housing Law (LRHL). This Redevelopment Plan is the next step
in the planning process and will guide the future redevelopment and occupancy of the
site. This Plan will serve as the zoning for the parcel. The Borough Council also
anticipates issuing an RFQ that will outline criteria for selection of a qualified
redeveloper.
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II. GOALS AND RELATIONSHIP TO LOCAL OBJECTIVES
This Plan advances affordable housing and smart growth design planning principles
by providing for the redevelopment of Block 1601, Lot 1.01 as an attached, 100%
affordable multi-family housing development at a transit-oriented density that reflects
the site's proximity to community services, transit, and the downtown. In addition to
meeting the specific affordable housing obligation set forth in the Borough’s executed
Settlement Agreement, this Plan advances goals and objectives from various Master
Plan documents, as follows:
2020 Draft Housing Element and Fair Share Plan:
• Meet the Borough’s affordable housing obligation for the current round,
consistent with the Settlement Agreement approved by the Court.
December 2020 Master 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.
• Support a variety of housing types, sizes, and living configurations for
households in various cycles of life and at a variety of income levels.
August 2020 Master Plan Reexamination:
• The Reexamination Report focuses on implementation strategies for the
Borough to meet its affordable housing obligation. A key element in the
Borough’s executed settlement agreement is the identification of site(s) for a
100% municipally sponsored affordable housing development. This
Redevelopment Plan is a critical part of this requirement.
2009 Master Plan Amendment:
• Promote the use of sustainable design and green building practices.
• Encourage development opportunities that incorporate transit-oriented design
principles in locations within 1/4 mile of the NJ Transit train station with
densities, amenities, and uses reflective of the specific neighborhood context
and site-related features and opportunities.
• Encourage downtown design and infill development that reflects the unique
scale, context, and character of the core of the downtown
• Support and encourage locally-owned and oriented retail businesses and
services within the downtown.
• Encourage pedestrian accessibility, including street level pedestrian interest
and activity within the downtown.
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The Community Place Redevelopment Area is located within walking distance to
transit, parks, the downtown, and community facilities. The addition of residents in
close proximity to the downtown will also help to support local businesses. The
proposed use outlined in this Redevelopment Plan, 100% affordable rental housing
units, will benefit Madison and the region by adding low and moderate-income rental
units to the Borough's affordable housing inventory in compliance with the Fair
Housing Act/Mt. Laurel and the Settlement Agreement executed between the
Borough and Fair Share Housing Center and approved by the Court.
The density, bulk and design standards contained in this Plan will guide
redevelopment of the site, along with any additional requirements outlined in a future
Redeveloper Agreement.
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III. DEVELOPMENT, SITE PLANNING, AND DESIGN STANDARDS
A.

Principal Permitted Uses:
1. 100% affordable rental housing. An affordable unit is defined as a
residential rental unit that meets the requirements of all applicable federal
and state affordable housing laws and regulations, including the following:
(a) Is available for occupancy only by low or moderate-income
households, as defined by the U.S. Department of Housing and
Urban Development; and,
(b) Is subject to applicable monthly rental limits.
2. Supportive housing. Supportive housing combines affordable housing
assistance with wrap-around supportive services for people with
disabilities.

B.

Accessory Uses:
1. Uses that are customarily incidental and accessory to the principal uses.

C.

Area, Height, Setback, and Density Requirements:
1. Minimum lot area: 23,000 square feet.
2. Maximum height/stories: 35 feet.
3. Maximum impervious coverage: 80%. Porous paving materials (porous
concrete pavers, porous pavement and similar materials) will be credited at
a ratio of .35 towards the calculation of impervious coverage.
4. Maximum building coverage: 40%.
5. Maximum number of residential units: 14.
6. Minimum off-street parking: 1.5 spaces/unit, unless demand data from
similar developments justifies a lower ratio.
7. Minimum landscaped coverage: 15% of the site shall be landscaped with a
mix of native shade trees, coniferous trees, shrubs, ornamental plantings,
and ground covers. Landscaped areas shall be irrigated and properly
maintained.
8. Minimum distance from Community Place curb to buildings: 35 feet.
9. Minimum distance from rear of buildings to nearest property line: 6 feet.
10. Minimum side yard setbacks: 4 feet.

D.

Site Planning and Design Standards:
1. Access and Parking: Access shall be provided from Community Place. No
freestanding accessory garages shall be permitted.
2. Landscaping, screening, lighting, and fencing:
(a) Street trees shall be provided along the Community Place frontage.
Plantings shall be provided within interior setbacks between
buildings. The landscape plan shall be prepared by a licensed
landscape architect. The incorporation of natural grasses and native
plantings shall be emphasized, along with lawn areas, to reduce the
need for herbicides, pesticides, and fertilizers. All trees and plantings
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shall have a two-year maintenance guarantee from the time of
planting. All trees shall have a minimum three and a half (3.5) inch
caliper at planting.
(b) Parking areas, solid waste storage areas, and all other accessory
structures shall be screened from view by landscaping, fencing or a
combination of these to create a buffer of at least five (5) feet in
height.
(c) Fencing is permitted along the perimeter of rear and side yards only
abutting the Central Avenue School property and shall not exceed
six (6) feet in height. No chainlink or vinyl fencing shall be permitted.
(d) Site lighting should be harmonious with the building style and design
and shall use only downward facing fixtures, with the exception of
decorative fixtures at building entrances and along driveways and
walkways which shall not exceed eight (8) feet in mounting height to
minimize spillage and glare. Lighting intensities shall be the minimum
required to adequately light the site and shall consider the proximity
and nature of adjoining uses. No freestanding lights in parking areas
(base plus pole) shall exceed 16 feet in height. Pedestrian lighting
shall not exceed ten (10) feet in height (base plus pole).
3. Pedestrian access: Internal pedestrian circulation should be provided, in
addition to a connection to Community Place and the Borough’s sidewalk
network.
4. Building arrangement and design:
(a) The selection of building design elements, such as materials,
fenestration, color, and texture, should be compatible with that of the
Borough and neighborhood. Clapboard siding, hardie plank, cast
stone, and/or brick shall be the primary exterior materials with
varying brick or siding colors to break up building massing.
(b) The sample images on pages 11 and 12 provide inspiration on the
type of design and units that reflect a residential character and scale,
reminiscent of townhouse-style housing.
(c) All building facades shall be treated as front facades with
fenestration, base courses, trim bands and other architectural
features carried to all side and rear elevations.
(d) Fenestration, and shutters, if included, shall be proportionally sized.
(e) Porticos shall be used to mark front entrances of at least half of the
units.
(f) Buildings are required to incorporate vertical and horizontal
articulation through variations in build-to line along public street
frontage, variations in heights and rooflines, and careful selection of
materials.
5. Elevations/renderings requirement: Color elevations and renderings shall be
provided showing the massing, scale, materials, and finishes proposed for
the project for all elevations. These shall be submitted at the time of the
initial application for site plan approval.
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6. Stormwater management: Progressive approaches to stormwater design
should be used as found in NJDEP’s stormwater standards and new rules
and guidance.
7. Mechanical equipment and utilities: All utilities (water, sewer, electric,
phone, etc.) shall be located underground; provided, however, that
underground electric and phone service may be extended from existing
overhead service or an extension thereof. All exterior mechanical equipment
shall be located on rooftops behind parapet walls to limit visibility. Exterior
ground-mounted mechanical equipment shall be fully screened with
plantings or other architectural elements.
8. Signage: The signage standards for multi-family residences, as outlined in
Chapter 195, Schedule IV, shall apply.
9. Sustainable/green design: Green/sustainable site design methods shall be
incorporated to the maximum extent practicable, as identified in the future
Redeveloper Agreement. The use of low impact development/green
stormwater infrastructure, high performance energy systems, and high-R
value construction are of particular interest.
10. All development proposals are required to prepare a Traffic Impact
Statement (TIS) in accordance with Chapter 195-20.G of the Borough's
Land Development Ordinance.
11. Other standards: Standards related to site design and layout, including, but
not limited to landscaping, stormwater management, lighting, parking, etc.
outlined in various sections of Chapter 195, Land Development, shall apply.
Standards related to affordable housing affirmative marketing, monitoring
and administration in Chapter 195 shall apply. In the event of
inconsistencies between development standards in Chapter 195 and in this
section, the Redevelopment Plan shall govern.
Maximum Residential Development:
The total number of residential units shall not exceed 14 total units.
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These images on this and
the following page are
provided for inspiration only;
the proposed architecture
should have a coherent
theme and clear precedents.
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IV. PLAN CONSISTENCY REVIEW
Land Use Plans of Neighboring Municipalities:
Madison is bordered by Florham Park to the north, Chatham Borough to the east, and
Chatham Township to the south and west. Madison also shares a very small common
border with Morris and Harding Townships at the western terminus of Madison
Avenue. The Plan Area is located in the geographic center of Madison Borough, far
from neighboring communities. As such, and especially given its transit-accessible
location, it is not expected to have any measurable negative impacts on surrounding
municipalities.
The Chatham Borough 2016 Master Plan Reexamination and Update emphasizes the
importance of a smart growth approach. It proposes requiring some inclusionary
housing in the garden apartment zones, constructing denser and more walkable
transit-oriented development, and considering the allowance of multi-family housing
in parts of the downtown. The Plan Area in Madison is likewise located within
convenient walking distance of transit, the downtown, and community services.
Chatham Township adopted a Land Use Element in January 2011. While Chatham
Township is more expansive than Madison, the following goals and objectives of their
Land Use Plan are nonetheless consistent with this Redevelopment Plan:
• Preserve the desirability of the community and its neighborhoods by managing
the scale of new and expanded buildings and alterations to their landscapes.
• Promote a balance of housing types for all segments of the population.
Madison’s shared border with Florham Park on Park Avenue is currently undergoing
major development, consistent with a PUD adopted by Florham Park. Known as
Florham Green, and originally slated entirely for office development, this area is
developed with 325,000 square feet of corporate office space, several other office
buildings, the New York Jets Headquarters and Training Center (which is completed
and in operation), a hotel, an extended-stay apartment complex, supportive housing,
and a 425-unit active adult community directly abutting the Madison border. Concern
about the scope of this development in Florham Park is expressed in Madison’s land
use planning documents, including Madison’s 2020 Draft Master Plan and previous
Master Plan Reexaminations. By comparison, the scale of development proposed at
the Community Place Redevelopment Area is very modest and no measurable
impacts are anticipated in Florham Park.
The small areas of Morris Township that abut Madison are residentially zoned,
consistent with the zoning in Madison. The 2017 Morris Township Master Plan
Reexamination points to the continued interest in monitoring traffic impacts from
larger-scale regional development projects such as Florham Green or Giralda Farms.
In addition, the Morris Township Master Plan includes a goal related to minimizing
pollution that identifies the use of stormwater management techniques to improve
water quality. The Township’s 2018 Amended Housing Element and Fair Share Plan
Susan G. Blickstein, LLC
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calls for a 27.5-acre development near Convent station, which will create 66 total new
units, 33 of which are affordable. This Redevelopment Plan is not large enough to be
considered a regional development project, it encourages the use of stormwater
management best practices, and is an instance of affordable housing construction,
all of which are consistent with the Morris Township Master Plan.
Harding and Madison share a common border for a short distance along the
northeastern tip of Harding. The area along this common border is zoned for low
density residential development in both communities, and is thus compatible. The
Redevelopment Area, given its location within the center of Madison, will have no
impact on the zoning or land uses along the Borough’s border with Harding.
Morris County Plan:
Madison was designated a traditional center in the County’s 1975 Land Use Element.
The emphasis of the 1975 Plan was to concentrate economic activity within existing
centers so that future growth could be better coordinated and transportation and
utility investments could be planned and implemented in an efficient manner. The
County’s 2020 Draft Land Use Element shares this sentiment, aiming to encourage
compact development patterns, promote the revitalization of town centers, and create
a diversity of housing types. This Redevelopment Plan is clearly consistent with the
policy objectives of the County Plan as the permitted housing type makes efficient
use of land near Madison’s downtown.
State Development and Redevelopment Plan (SDRP):
Originally adopted in 1992, the SDRP was updated by the State Planning Commission
in 2001. The State Plan sets forth a series of policies and classifies the state into five
planning areas, as well as designated centers. Madison is located within Planning
Area 1 (PA1), the Metropolitan Planning Area, an area targeted to accommodate much
of the State’s growth and redevelopment in the Plan. The Plan’s vision for PA 1
includes promoting compact higher-density development, encouraging distinctive
places and a mix of housing opportunities, providing for mixed-use concentrations of
residential and commercial activity, and revitalizing cities and towns. This Plan is
consistent with the SDRP’s vision for Planning Area 1, as well as the SDRP goal of
leveraging private investment to encourage infill and redevelopment consistent with
this vision. This Redevelopment Plan advances compact affordable development in a
location that is proximate to the downtown, community facilities, and public transit.
State Strategic Plan:
The New Jersey State Strategic Plan intends to identify and designate “Priority Growth
Investment Areas” and “Priority Preservation Areas,” which are to-be-determined, in
lieu of the designated “Planning Areas” from the New Jersey State Development and
Redevelopment Plan. The Strategic Plan also introduces the concept of “Garden State
Values,” ten values which emphasize development and redevelopment that is dense,
mixed-use, livable, and equitable, centered around areas with existing housing,
infrastructure, and transportation. The Values also emphasize environmental
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protection and agricultural preservation. This Redevelopment Plan is consistent with
these values, locating new affordable housing close to the downtown, community
services, and transit, affording a high quality of life to future residents.
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V. IMPLEMENTATION
The standards contained within this Redevelopment Plan supersede any conflicting
regulations in the Madison Borough Land Development Ordinance. For standards or
area of site-related regulation not addressed by this Plan, compliance with the Land
Development Ordinance or other applicable Borough standards shall be required. No
use within the Redevelopment Area shall be permitted which will produce corrosive,
toxic or noxious fumes, glare, electromagnetic disturbance, radiation, smoke, cinders,
noxious odors, undue noise or vibration, or other features substantially detrimental to
public health, safety, or welfare.
Redevelopment Activities and Authority:
Madison Borough shall have such powers and authority as outlined in the Local
Redevelopment and Housing Law (LRHL) and as may be further conferred by this
Plan, including, but not limited to establishment of terms and conditions for
redevelopment through negotiation, execution and administration of Redeveloper
Agreements, and other activities as set forth in the LRHL. As this is a noncondemnation redevelopment area and the property is owned by the Borough,
eminent domain will not be used.
Site Plan and Subdivision Review:
Prior to construction, site plans for the construction of improvements in the
Redevelopment Area shall be prepared in accordance with the requirements of the
Municipal Land Use Law (MLUL) and shall be submitted by the applicant for review
and approval by the Madison Planning Board so that compliance with the
Redevelopment Plan can be determined.
Non-Discrimination Provision:
No instruments shall be affected or executed by the Borough Council or by any
redeveloper or any of their successors or assignees whereby land, usage, or
occupancy is restricted on the basis of race, creed, color, or national origin.
Covenants running in perpetuity with the land shall prohibit such restrictions.
Deviation Requests and Procedure for Amending Approved Plan:
The Planning Board may grant deviations from the regulations contained within this
Plan where, due to reason of exceptional narrowness, shape, or exceptional
topographic conditions, or other physical features uniquely affecting a specific piece
of property, the strict application of any area, yard, bulk, or design regulation adopted
pursuant to this Plan would result in peculiar practical difficulties to, or exceptional
and undue hardship upon, the developer of such property. The Planning Board may
also grant deviations relating to the subject property where the purposes of this Plan
are advanced by such deviation from the strict requirements and the benefits of the
deviation clearly outweigh any detriments. No relief may be granted under this Section
unless such deviation can be granted without substantial detriment to the public good
and without substantial impairment of the intent and purpose of this Plan. Applications
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for deviations from the requirements of this Plan shall provide public notice in
accordance with the requirements for public notice set forth in NJSA 40:55D-12a. and
b. Any changes to the permitted uses in this Plan shall only be permitted via
amendment of this Plan by the Borough Council, and only upon a finding that such
amendment is consistent with and advances the goals and objectives of this Plan.
In addition to the standards specifically set forth herein, this Redevelopment Plan also
incorporates by reference certain other standards from Chapter 195, Land
Development, of the Code of the Borough of Madison. This Plan recognizes that, in
light of the particular characteristics of the Plan Area, such standards from Chapter
195 may not be appropriate in all instances. Therefore, the Planning Board, in
exercising its authority to grant deviations, shall have broad discretion to grant
appropriate relief from those standards contained in Chapter 195. In considering such
deviations, the Planning Board may consider how the deviation advances the
purposes of this Plan, as well as how the benefits of the deviation outweigh any
potential detriments.
This Plan may be amended periodically upon compliance with the LRHL. The party
requesting such amendment shall pay an application fee of $1,500, unless the request
originates from a Borough agency. The Borough may further require the party
requesting amendments to prepare a study that evaluates the impact of such
amendments. A Professional Planner, licensed in the State of New Jersey, shall
prepare any such study. In addition, the Borough may require the party requesting the
amendments to establish an escrow account with the Borough to permit the Borough
to retain a Professional Planner, licensed in New Jersey, to review any proposed
amendments and to confirm that the intent of the Plan will not be compromised.
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VI. OTHER PROVISIONS
In accordance with NJSA 40A:12A-1 et seq., known as The Local Redevelopment and
Housing Law, the following statements are made:
• The Redevelopment Plan herein has delineated a definite relationship to local
objectives as to appropriate land uses, density of population, and improved
traffic and public transportation, public utilities, recreation and community
facilities, and other public improvements. The Plan has laid out various
programs and strategies for implementation in order to carry out the objectives
of this Plan.
• A proposed location for public electric vehicle charging infrastructure1 was
considered on this site. Based on proximity to existing public EV charging
stations, an area designated for EV charging has not been identified at this
time, but may be added in the future.
• The Redevelopment Plan lays out the proposed land uses and building
requirements for the Redevelopment Area.
• Because this Plan covers a non-condemnation area in need of redevelopment
that is on land owned by the Borough, eminent domain will not be used. There
are no residential occupants on the existing land, and no provision for
relocation is necessary.
• This Redevelopment Plan is consistent with the Master Plan for Madison
Borough and also advances the goals and objectives of the New Jersey State
Strategic Plan.
• This Redevelopment Plan shall supersede all provisions of the Land
Development Ordinance of the Borough of Madison regulating development in
the area addressed by this Redevelopment Plan. No variance from the
requirements herein shall be sought from the Zoning Board of Adjustment. The
Planning Board alone shall have the authority to grant deviations from the
requirements of this Plan.
• Final adoption of this Plan by the Borough Council of Madison Borough shall
be considered an amendment to the Borough Zoning Map.
If any section, paragraph, division, subdivision, clause, or provision of this
Redevelopment Plan shall be adjudged by the courts to be invalid, such adjudication
shall only apply to the section, paragraph, division, subdivision, clause, or provision
so judged, and the remainder of this Redevelopment Plan shall be deemed valid and
effective.

1

“(8) Proposed locations for public electric vehicle charging infrastructure within the project area in a
manner that appropriately connects with an essential public charging network.” N.J. Stat. § 40A:12A7
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