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INTRODUCTION 
The National Park Service (NPS) describes historic 
preservation as a conversation with our past about our 
future. It provides us with opportunities to ask, “What is 
important in our history?” and “What parts of our past 
can we preserve for the future?” Historic preservation 
is an important way for us to communicate our 
understanding of the past to future generations.

Local governments derive their authority to regulate 
historic properties from the New Jersey Municipal Land 
Use Law (MLUL). Under the MLUL, municipalities have 
the option of including a historic preservation element 
in their municipal master plan. A historic preservation 
element must indicate the location and significance of 
historic sites and historic districts, identify the standards 
used to assess worthiness for historic site or district 
identification, and include an analysis of the impact 
of each component and element of the master plan 
on the preservation of historic sites and districts. The 
MLUL also requires that a municipality identifies historic 
properties that it wishes to regulate through a historic 
preservation ordinance.

This Historic Preservation Element provides a framework 
for future preservation in the Borough of Madison. It 
identifies a goal, as well as objectives and strategies 
to integrate historic preservation more effectively into 
policy and practices and to engage with and educate 
residents on Madison’s history. The Element describes 
Madison’s rich historic and architectural context 
including historic sites and districts, and reviews current 
policies, regulations, and standards. 

The MLUL Definitions
“Historic site” means any real property, man-
made structure, natural object or configuration, or 
any portion or group of the foregoing of historical, 
archeological, cultural, scenic, or architectural 
significance.

“Historic district” means one or more historic 
sites and intervening, or surrounding property 
significantly affecting or affected by the quality and 
character of the historic site or sites.

GOAL AND OBJECTIVES

Goal
This Historic Preservation Element is guided by the 
following goal.

1. Identify, preserve, and rehabilitate historic resources 
and guide new development so that it does not 
detract from the form, design, and distinguishing 
features of such resources. 

Objectives
The following objectives are steps to achieve the goal.

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

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

C. Promote environmental and economic benefits of 
historic preservation.

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

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

HISTORIC PRESERVATION IN 
MADISON
Chapter 112 of the Borough of Madison’s Code, entitled 
Historic District Preservation, was adopted in 1993 
and is intended to implement the Historic Preservation 
Element of the Borough’s Master Plan. The purpose 
of this Ordinance is to provide input on applications 
for development within designated historic districts, to 
guide the preservation of historic resources, and to 
encourage the use and reuse of historic sites. 

The Borough has an active Historic Preservation 
Commission (HPC), established by Ordinance 31-93 
in 1993 and amended by Ordinance 39-99 in 1999. 
The seven volunteer members are appointed by the 
Mayor. The MLUL lists the responsibilities of historic 
preservation commissions (40:55D-109). They are:
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A. Prepare a survey of historic sites of the municipality 
pursuant to criteria identified in the survey report;

B. Make recommendations to the planning board on 
the historic preservation plan element of the master 
plan and on the implications for preservation of 
historic sites of any other master plan elements;

C. Advise the planning board on the inclusion of historic 
sites in the recommended capital improvement 
program;

D. Advise the planning board and board of adjustment 
on applications for development pursuant to section 
24 of this amendatory and supplementary act;

E. Provide written reports pursuant to section 25 of 
this amendatory and supplementary act on the 
application of the zoning ordinance provisions 
concerning historic preservation; and

F. Carry out such other advisory, educational and 
informational functions as will promote historic 
preservation in the municipality.

Benefits of Historic Preservation 
Historic preservation provides communities with a 
variety of benefits: economic, environmental, and 
social in nature. Historic preservation is an important 
investment in the present and future. 

Bottle Hill Day. Source: Rosenet.org

Economic: Historic preservation boosts local property 
values, securing the investments of owners and 
attracting historic-based tourism and businesses to the 
area. Properties in historic districts have often seen their 
values grow at a faster rate than those outside of those 
historic districts. 

Environmental: Historic preservation encourages the 
reuse and restoration of existing buildings, which 
involves less materials and less waste than demolition 
and new construction. Older buildings also typically use 
less energy than newer buildings because they were 
built with the local climate in mind, making use of natural 
light and airflow instead of relying on air conditioning 
and heating. 

Cultural: Historic resources are a tangible link to the past 
and a way to bring meaning to history. A community is 
richer for having the presence of past eras and historic 
styles. 

Social: Preservation strengthens neighborhood identity 
and pride. Historic sites are often aesthetically pleasing 
and enjoyable to be around for residents, workers, and 
visitors alike. Historic preservation also imbues a feeling 
of familiarity and a sense of place.

Educational: A community benefits through teaching 
local heritage and understanding of the past.

HISTORY OF MADISON 
Madison Borough was formed in 1889 from Chatham 
Township, but its origins date back to the arrival of the 
first European settlers to the area in the early eighteenth 
century.1 A settlement known as Bottle Hill developed 
during the colonial period at the intersection of Kings 
Road (now Park Avenue) and the road to Whippany 
and Hanover (now Ridgedale Avenue). The name 
Madison was not adopted until 1834. The Morris & 
Essex Railroad completed three years later, connected 
Madison to Morristown and the greater New York area. 
New commercial and residential development followed 
the railroad, particularly in the post-Civil War period, 
when Madison also became the center of a large rose-
growing industry. During the early to mid-twentieth 
century, most of the large estates that had formed a 
notable part of Madison’s residential development were 
subdivided for the construction of more modest, middle-
class suburban neighborhoods. 
1. The History of Madison section is adapted from the 2015 
Cultural Resources Inventory of Morris County, New Jersey. 
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Madison Main Street. Source: Madison Historic Society

The Borough contains a broad range of architectural 
styles, predominantly dating from the mid to late 
nineteenth century through the early twentieth 
century. These include several high-style, architect-
designed estate houses, as well as residential 
districts representing concise periods of development. 
The Borough also contains a significant number of 
architecturally distinctive institutional and commercial 
buildings listed on the state and national registers 
including Gibbons Mansion (now Mead Hall), the Hartley 
Dodge Memorial Building (Borough Hall), the Madison 
Public Library (now the Museum of Early Trades and 
Crafts) and the James Building. Other areas, such as 
the Tuttle Oak neighborhood (located along Maple 
Avenue, Green Avenue and Prospect Street, bounded 
by Kings Road to the north and Hillside Avenue to 
the south), represent distinctive collections of well-
preserved buildings worthy of designation. Madison’s 
older residential neighborhoods are characterized by 
tree-lined streets; most, though not all, feature concrete 
sidewalks and granite block curbs.

Daniel Sayre House. Source: Madison Historical Society

The first greenhouse in Madison. Source: Madison Historic Society

The old Luke Miller House as it appeared in 1894. Source: 
lukemillerhouse.com

Post card showing the Public Library, currently the Museum of Early 
Trades and Crafts Source: Maggie Blank Postcard Collection
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Key Events and Milestones
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HISTORIC RESOURCES IN 
MADISON 
The Borough of Madison has an extensive inventory of 
historic resources which have been identified through 
multiple surveys completed over the last 35 years. These 
surveys contain various degrees of documentation 
and generally classify resources as eligible, potentially 
eligible, or not eligible for the National or State Register. 
They also identify resources that have local significance 
but may not meet eligibility criteria for national or state 
listing.

The Borough’s first Historic Preservation Element was 
included as part of the 1992 Master Plan. The 1992 
Plan referenced a 1987 historic sites survey prepared 
for Morris County. The 1999 Master Plan Reexamination 
Report included, as an appendix, a Historic Resources 
Survey that was prepared in 1996 by the Borough 
Historic Preservation Commission (HPC). The 1996 
Historic Survey Update paid special attention to 
recording streetscapes and districts more accurately.2

The most recent comprehensive survey of historic 
resources in Madison Borough was prepared for the 
Morris County Department of Planning and Public Works 
and the Division of Planning and Preservation in 2015. 
The Cultural Resources Inventory includes resources 
listed or determined eligible for the National Register, 
resources that were previously surveyed in 1987, and 
new resources that were added to the inventory in 
2015. The HPC reviewed and updated the Borough’s 
historic resource inventory during the development of 
the Borough’s 2020 Open Space and Recreation Plan 
Update (OSRP) which is an element of the Master Plan. 

2. A streetscape is a portion or all of a roadway which contains 
structures that are similar in design from a specific period. It is 
important to note that streetscapes are no longer considered an 
entity for National Register Consideration.

The following section describes:

● Historic resources listed on the New Jersey and 
National Register

● Resources determined to be eligible for the National 
Register by the State Historic Preservation Office 
(COE or SHPO Opinion) 

● Historic resources and districts recommended 
eligible by the 2015 Cultural Resources Inventory 

It is important to note that most of the historic resources 
identified in the surveys are not eligible for national or 
state designation. However, they may be eligible for 
local designation. 

Historic Preservation Terms
Listed: Included in the NJ/National Register of 
Historic Places. 

Eligible: Have formal determinations of eligibility 
for inclusions in the NJ/ National Register of 
Historic Places.  

Potentially Eligible: Requires additional testing or 
research for eligibility.

Identified: Have been documented and evaluated 
through cultural resources survey efforts. 

COE: A Certification of Eligibility is issued by the 
New Jersey State Historic Preservation Officer. 
For properties not already listed on the New 
Jersey Register of Historic Places, a COE satisfies 
a prerequisite to apply for funds from the New 
Jersey Historic Trust, as well as several county 
preservation funding programs. 

SHPO Opinion: This is an opinion of eligibility 
issued by the State Historic Preservation Officer. 
It is in response to a federally funded activity that 
will have an effect on historic properties not listed 
in the National Register. 
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State and/or National Register-Listed 
Historic Resources
Two historic districts, the Madison Civic & Commercial 
Historic District and the Bottle Hill Historic District, are 
designated in the Borough of Madison and are covered 
by the Historic District Preservation Ordinance. They 
are described below. 

Madison Civic & Commercial Historic 
District
The nomination for inclusion of the District in the 
National Register of Historic Places was approved in 
1991. The Madison Civic & Commercial Historic 
District includes much of downtown as well as the 
Hartley Dodge Memorial Building (Borough Hall) 
and the Railroad Station. There are 48 contributing 
buildings and one contributing structure within the 
District. According to the National Register of Historic 
Places Registration Form, the District is significant 
for the high quality of its architecture and for the 
noted architects whose work is found there; for the 
concentration of philanthropic activity which changed the 
face of downtown; and for a surge of Italian settlement 
which exemplified the tension between resistance and 
assimilation encountered by the “new immigrants” of 
the turn of the century. 

Hartley Dodge Memorial Building (Borough Hall). Source: Susan 
G. Blickstein, LLC

The predominant building material is brick, although 
there are a smaller number of stone and frame structures. 
Commercial Vernacular, which was most popular in the 
1870s and 1880s, describes the predominant style of 
architecture in the District. Since few structures in the 
District were constructed after 1940, the appearance of 
downtown has remained largely unchanged.

Downtown Madison. Source: Susan G. Blickstein, LLC

Bottle Hill Historic District
The Bottle Hill Historic District comprises the 
earliest settlement within what is now the Borough 
of Madison. There are 39 contributing buildings and 
one contributing site in the District. The District is linear, 
extending east from James Park at the intersection of 
Ridgedale and Park Avenues and continuing for several 
blocks of Ridgedale Avenue. Ridgedale is a two-lane, 
tree-lined road. The District is entirely residential 
in character. Settlement began around 1730, and 
development within the District continued until 1930. 
The Bottle Hill Historic District includes examples 
of American domestic architecture from a range of 
periods and styles including Colonial (East Jersey 
Cottage), Romantic Revival (Italianate, Second Empire, 
Stick Style), and Eclectic Revival (Tudor Revival). The 
District remains largely intact, retaining its historic 
integrity in terms of location, design, setting, materials, 
workmanship, feeling, and association. 

Residential building in the Bottle Hill Historic District. Source: Susan 
G. Blickstein, LLC
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Residential building in the Bottle Hill Historic District. Source: Susan 
G. Blickstein, LLC

Individually Listed Resources
There are six individual sites listed on the State and 
National Registers of historic places. 

Gibbons Mansion (Mead Hall), 36 Madison Avenue 

The original mansion was built in 1833-1836 by William 
Gibbons and is an example of the Greek revival style 
of architecture. Gibbons’ son sold the vacant house in 
1867 to Daniel Drew, who renamed the mansion to Mead 
Hall and established the Drew Theological Seminary. 

Mead Hall. Source: Drew.edu

Madison Public Library (James Library) and James 
Building, Main Street & Green Village Road 

The James Library building was completed in 1900 
and exemplifies the Richardsonian Romanesque 
architecture style. It served as the public library of 
Madison until 1969 and is now the Museum of Early 
Trades and Crafts. The James (Mercantile) Building 
across the street was completed in 1899 and is an 
example of Jacobean Revival architectural style.

Madison Public Library (now the Museum of Early Trades and 
Crafts). Source: Susan G. Blickstein, LLC

James Building. Source: Susan G. Blickstein, LLC
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Madison Masonic Lodge, 170 Main Street

The Madison Masonic Lodge, also known as the 
Old Main Street Church, was built in 1824 as the 
Presbyterian Church of Chatham Township. It was 
purchased by Madison Lodge #93 in 1930 and was 
added to the National Register on January 17, 2008. 

Madison Masonic Lodge. Source: Susan G. Blickstein, LLC

Madison Railroad Station (NJ TRANSIT), 47 Kings 
Road

The Madison Railroad Station was built in 1916 along 
the Morris-Essex Railroad Line, which began servicing 
the area in 1837. The Railroad Station is an example of 
the Collegiate Gothic architectural style and was listed 
in the State Register and National Register in 1984. 

Madison Railroad Station. Source: Susan G. Blickstein, LLC

Sayre House, 31 Ridgedale Avenue

The Sayre House was built by Daniel Sayre around 1745 
and was the homestead of his son during the American 
Revolution. General Anthony Wayne also used it as his 
headquarters while the Continental Army was in camp 
in the Loantaka Valley. It was added to the National 
Register on February 12, 1980.

Sayre House. Source: Google Streetview

Methodist Episcopal Church, 24 Madison Avenue 

Characterized by its Romanesque design, the Methodist 
Episcopal Church, currently known as the United 
Methodist Church in Madison, was built in 1870, though 
its congregation was formed in 1843. The Church was 
added to the National Register in 2008. 

Methodist Episcopal Church (now United Methodist Church). 
Source: Josconklin, CC BY-SA 3.0 via Wikimedia Commons



Borough of Madison Master Plan | Historic Preservation Element5 - 11



Borough of Madison Master Plan | Historic Preservation Element 5 - 12

Resources with Certifications of Eligibility 
(COE) and Opinions of Eligibility from SHPO 
(SHPO Opinion)
The following sites and districts all meet the New 
Jersey and National Register criteria for significance 
in American history, archaeology, architecture, 
engineering or culture, and possess integrity of location, 
design, setting, materials, workmanship, feeling, and 
association.3

Rose Memorial Library, 36 Madison Avenue (COE)

The Rose Memorial Library was built in 1939 and is 
part of Drew University. The building features numerous 
Greek Revival elements including a large portico, 
meander motifs, Greek Revival door surround with 
anthemions and a dentil cornice. 

Rose Memorial Library. Source: Drew.edu

3. Wisteria Lodge also received a COE from the State but was 
demolished in 1988. 

SHPO lists the Twombly Estate as a resource located in Madison 
but the house is located in Florham Park. 

 The Hartley Dodge Memorial Building and Webb Memorial Chapel 
have received COE’s but are not included in the list because they 
are part of the Madison Civic & Commercial Historic District.

Geraldine Fire Truck, 62 Kings Road (COE) 

Geraldine is a well-preserved 1921 Ahrens-Fox, Model 
P-4 Fire Engine. The engine was purchased for the 
Borough of Madison by Geraldine Rockefeller Dodge, a 
great benefactor to the local community. The fire engine 
was the best model produced at the time and is a well-
preserved example of its type. 

Geraldine FIre Truck. Source: Susan G. Blickstein, LLC

Alert Social Club/ Madison Eagle Offices, 41 Kings 
Road (SHPO Opinion)

The Alert Social Club was built in 1906 as a meeting hall 
in the Colonial Revival style.

Alert Social Club/Madison Eagle Offices. Source: Susan G. Blickstein, 
LLC



Borough of Madison Master Plan | Historic Preservation Element5 - 13

Alfred Searing House, 13 Prospect Street (SHPO 
Opinion)

A Vernacular Italianate farmhouse constructed between 
1847-1857, the Alfred Searing House retains much of 
its original materials. 

Alfred Searing House. Source: Susan G. Blickstein, LLC

Old Main Delaware, Lackawanna and Western 
Railroad Historic District (SHPO Opinion)

The Old Main DL&WRR Historic District is eligible 
for the National Register for its associations with 
suburbanization, transportation (commuter, passenger, 
and freight traffic), engineering, and architecture. The 
period of significance for the Historic District dates from 
the mid-1850s to around 1930.

Ridgedale Avenue Footbridge (SHPO Opinion)

The Ridgedale Avenue Footbridge was constructed in 
1916. It is eligible for its association to the Old Main 
Delaware, Lackawanna and Western Railroad’s grade 
separation campaign in Madison during the early 
twentieth century and for its associations with the 
evolution of concrete design in reconstruction projects. 
The ten-foot wide footbridge carries pedestrians through 
James Park and over NJ TRANSIT’s Morristown Line.

Samson Avenue Bridge (SHPO Opinion)

The Samson Avenue Bridge was constructed in 1915. It 
is eligible for its association to the Old Main Delaware, 
Lackawanna and Western Railroad’s grade separation 
campaign in Madison during the early twentieth century 
and for its associations with the evolution of concrete 
design in reconstruction projects.

Union Avenue Bridge (SHPO Opinion)

The Union Avenue Bridge was constructed in 1914 
and is a contributing feature of the Old Main Delaware, 
Lackawanna and Western Railroad Historic District.
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Resources Recommended Eligible for the National Register
The 2015 Cultural Resources Inventory identified an additional 26 historic resources in Madison Borough as 
eligible or potentially eligible for the National Register. The 2015 Cultural Resources Inventory noted that there 
is a sizeable number of eligible or potentially eligible resources in need of further documentation and formal 
evaluation before making a determination on designation. 

Resources recommended eligible during the 2015 Cultural Resources Inventory
Inventory # Resource Name Address Determination
1417-0008 Joseph Wingate House 91 Woodland Road Potentially eligible
1417-0009 E.V. Houghmont Gate Lodge 50 Dellwood Drive Potentially eligible
1417-0010 Zuhlke Estate 70 Pomeroy Road Potentially eligible
1417-0016 158 Green Avenue 158 Green Avenue Eligible
1417-0019 85 Green Avenue4 85 Green Avenue Potentially eligible
1417-0025 Henry G. Pilch House 55 Green Village Road Potentially eligible
1417-0026 St. Vincent’s Roman Catholic Church 26 Green Village Road Eligible
1417-0027 Edgewood 82 Prospect Street Potentially eligible
1417-0029 Presbyterian Church of Madison 19-23 Green Avenue Eligible
1417-0033 Geraldine Fire Truck 62 Kings Road Eligible
1417-0052 AME Bethel Church 53 Central Avenue Potentially eligible
1417-0055 Force Houses and Iron Works Park Avenue Eligible
1417-0057 Grace Episcopal Church 4 Madison Avenue Eligible
1417-0060 George G. Saxe House 57 Madison Avenue Potentially eligible
1417-0061 67 Madison Avenue 67 Madison Avenue Potentially eligible
1417-0067 Cecilhurst 205 Madison Avenue Eligible
1417-0076 A.E. Kitchell House 139 Ridgedale Avenue Potentially eligible
1417-0080 R. De Forest House 216 Greenwood Avenue Potentially eligible
1417-0089 Crescent Road Streetscape Crescent Road Eligible
1417-0090 Green Tract Historic District Green Hill Road Eligible

1417-0099 Tuttle Oak Historic District Green Avenue, Maple 
Avenue, Prospect Street Eligible

1417-0123 Fairwoods at Madison Historic District
Fairwood Road, Forest 
Road, Woodside Drive, 

Glenside Road
Eligible

1417-0125 Drew University Historic District Madison Avenue Eligible
1417-0127 Madison Avenue Streetscape Madison Avenue Eligible
1417-0128 Madison Avenue Streetscape Madison Avenue Eligible
1417-0130 Rose Avenue Streetscape5 Rose Avenue Potentially eligible

4. 85 Green Avenue was demolished. 
5. HPC removed Rose Avenue Streetscape as potentially eligible and listed seven houses individually when reviewing resources for 
the 2020 OSRP update. 
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Identified Resources
The following map shows all the resources identified in the Borough’s historic resource survey in the 1999 Master 
Plan Reexamination report and updated by the HPC in 2019 and 2020. 
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The Historic American Building Survey 
(HABS)
HABS documentation is typically required prior to the 
demolition of historic resources. The Historic American 
Buildings Survey (HABS) is the nation’s first federal 
preservation program, started in 1933 to document 
America’s architectural heritage. Creation of the 
program was motivated primarily by the perceived need 
to mitigate the negative effects upon our history and 
culture of rapidly vanishing architectural resources. As 
a national survey, the HABS collection is intended to 
represent “a complete resume of the builder’s art.” Thus, 
the building selection ranges in type and style from the 
monumental and architect-designed to the utilitarian 
and vernacular, including a sampling of the nation’s 
vast array of regionally and ethnically derived building 
traditions. 

The following resources in Madison have been 
documented as part of HABS:

1. Bottle Hill Tavern (117 Main Street): HABS NJ, 14-
MAD,1; compiled after 1933, 2 photos, 8 measured 
drawings (1417-0039)

2. Jonathan B. Bruen House (250 Main Street): 
HABS NJ, 14-MAD,4; compiled after 1933, 3 photos, 
24 measured drawings (1417-0048)

3. Luke Miller House (the HABS documentation 
identifies the house as the Andrew Miller House) 
(105 Ridgedale Avenue): HABS NJ, 14-MAD, 2; 
compiled after 1933, 4 photos, 13 measured 
drawings; part of the Bottle Hill Historic District 
(1417-0133) and the Ridgedale Avenue Streetscape 
(1417-0134)

4. Daniel Sayre House (31 Ridgedale Avenue); HABS 
NJ, 14-MAD, 3; compiled after 1933, 2 photos, 11 
measured drawings (1417-0075); part of the Bottle 
Hill Historic District (1417- 0133) and the Ridgedale 
Avenue Streetscape (1417-0134)

Madison’s land use boards follow HPC’s guidance 
regarding documentation of buildings prior to 
demolition. Documentation for the Madison Lyons 
Theater, a contributing structure in the Madison Civic & 
Commercial Historic District, was required by the HPC 
as a condition of the Resolution (July 2019), which 
approved demolition of the building. 

HABS Documentation of Bottle Hill Tavern. Source: Library of 
Congress



Borough of Madison Master Plan | Historic Preservation Element5 - 19

Madison Historical Society
The role of the Madison Historical Society is to assemble, record, and preserve all matters of historical interest 
concerning Madison and its residents, to educate the citizens of Madison about the historic value of the community, 
and to encourage its preservation. The Madison Historical Society was founded in 1922 by a group of citizens 
committed to saving the Bottle Hill Tavern. Community outreach is an important service offered by the Madison 
Historical Society. Society outreach programs are designed to acquaint younger residents with Madison’s history 
and why the study of our history can be fun.

Some examples of the outreach programs include:

● Development of a coloring book of historic buildings 
in Madison, available for download on the society’s 
website

● A classroom program for second grade students

● A Cub Scout pack meeting

● Tours of the Luke Miller House

● A scholarship awarded to the top Senior history 
student at Madison High School

● A walking tour of Ridgedale Avenue and through 
Summerhill Park

● Sponsored archaeological excavations at the Luke 
Miller House

Historic House Plaque Project
The Society designed oval, cast aluminum plaques displaying the date of records for homes built between 1730 
and 1900 to display near on the front façade of the residence. The Society believes that commemorating homes 
built before 1900 will call attention to the rich historic character of Madison, give recognition to the community’s 
architectural origins, and encourage the appreciation and preservation of its unique heritage. Over 250 homes 
qualify. The project was initiated through a grant awarded to the society by the Madison Elks Club. 

Shown here (left to right) is Herman Huber, Madison Historical Society Board member, 
presenting a Historic House Plaque to Laurie Mindnich and Stephanie Donato. Source: 
Madison Historic Society
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STATE & FEDERAL REGULATIONS

National Historic Preservation Act
The National Historic Preservation Act (NHPA) 
was passed in 1966 out of public concern that 
historic resources were not adequately protected in 
federal public works projects. It is the first and most 
comprehensive historic preservation legislation at the 
federal level, which is strengthened and expanded by 
several subsequent amendments. 

The NHPA created the President’s Advisory Council 
on Historic Preservation and the National Register of 
Historic Places. The National Register is the official 
inventory of historic places worthy of preservation in 
the US, and a set of criteria to review and evaluate 
the historic significance of properties that have been 
submitted for inclusion in the National Register. It also 
includes the list of National Historic Landmarks (NHL), 
which are properties deemed important for all Americans 
due to their exceptional historic qualities. The National 
Register is a program of the National Parks Service, an 
agency of the Department of Interior. 

Criteria for Evaluation
The quality of significance in American history, 
architecture, archaeology, engineering, and culture 
is present in districts, sites, buildings, structures, and 
objects that possess integrity of location, design, setting, 
materials, workmanship, feeling, and association, and 
must possess one or more of the four following criteria:

A. Association with events that have made a significant 
contribution to the broad patterns of our history; or

B. Association with the lives of significant persons in 
or past; or

C. Embodiment of the distinctive characteristics of 
a type, period, or method of construction, or that 
represent the work of a master, or that possess high 
artistic values, or that represent a significant and 
distinguishable entity whose components may lack 
individual distinction; or

D. Yielded or may be likely to yield, information 
important in history or prehistory.

Properties must also retain integrity. Integrity is the 
ability of a property to convey its significance. To 
be listed in the National Register of Historic Places, 
a property must not only be shown to be significant 

under the National Register criteria, but it also must 
have integrity. The evaluation of integrity is sometimes a 
subjective judgment, but it must always be grounded in 
an understanding of a property’s physical features and 
how they relate to its significance. The National Register 
criteria recognizes seven aspects or qualities that, in 
various combinations, define integrity. They are location, 
design, setting, materials, workmanship, feeling, and 
association.

New Jersey Register of Historic Places 
Act
The New Jersey Register of Historic Places Act 
(NJRHPA), passed in 1970, created the official list of 
all historic resources of local, state, and national interest 
in New Jersey. The New Jersey Register of Historic 
Places (State Register/SR) is maintained by the NJ 
Historic Preservation Office (HPO) – housed under the 
NJ Department of Environmental Protection – and is 
modeled after the National Register program. Both the 
State Register and the National Register have the same 
review process and criteria for historic eligibility. 

New Jersey Rehabilitation Subcode
The New Jersey Rehabilitation Subcode was adopted 
in 1998 and is the first comprehensive set of code 
requirements in New Jersey for existing buildings. The 
adoption of the Rehabilitation Subcode, as part 
of NJ’s Uniform Construction Code, is significant 
because rehabilitation and conversion of historic 
buildings play a crucial role in New Jersey given 
its larger number of older buildings. Before the 
adoption of the New Jersey Rehabilitation Subcode, the 
Uniform Construction Code set requirements that were 
applicable to both new buildings and existing buildings 
that needed to undergo rehabilitation, which added 
unnecessary time and expenses to the rehabilitation 
process because the Code was not written with existing 
buildings in mind. The NJ Rehabilitation Subcode, 
however, makes provisions in the building code to 
alleviate unnecessary code compliance requirements 
for existing buildings that are otherwise still safe for use. 

The Rehabilitation Subcode also includes code 
provisions for historic buildings that are listed in the 
National or State Register, determined as eligible for 
inclusion in the National Register, or designated as a 
contributing building within a historic district that is either 
certified by the Secretary of Interior or determined as 
eligible by NJHPO.
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Incentives for Historic Preservation
Benefits of Listing in the National Register
There are benefits for adding historic resources to the 
National Register. Section 106 of the National Historic 
Preservation Act requires federal agencies to consider 
effects of federally funded projects on historic properties. 
Commercial properties in the National Register are 
eligible for 20% federal tax credits for substantial 
rehabilitation of a historic property. In addition, a property 
owner may be eligible for tax benefits by donating a 
historic preservation easement. 

Section 106

Section 106 of the National Historic Preservation Act 
is a law that requires federal agencies to consider the 
effects of federally funded projects on historic properties 
(i.e., listed, or eligible for listing, in the National Register 
of Historic Places), and when applicable, provide other 
consulting parties and the public an opportunity to 
comment on such projects prior to the expenditure of 
any federal funds. The review process addresses two 
key issues: whether the proposed project has an effect 
on historic properties, and whether any effect on the 
historic property will be adverse.

Federal Tax Credits

A 20% income tax credit is available for the rehabilitation 
of income-producing (commercial) properties 
which are contributing structures within a State or 
National Register Historic District. The State Historic 
Preservation Offices and the National Park Service 
review the rehabilitation work to ensure that it complies 
with the Secretary’s Standards for Rehabilitation. The 
Internal Revenue Service defines qualified rehabilitation 
expenses on which the credit may be taken. Owner-
occupied residential properties do not qualify for the 
federal rehabilitation tax credit. Details of how a tax 
credit might work for a particular property should be 
addressed to the NJ Historic Preservation Office.

Historic Preservation Easements

A historic preservation easement is a voluntary 
legal agreement, typically in the form of a deed, that 
permanently protects a historic property. Through 
the easement, restrictions are placed on the extent 
of development of or changes to the historic property. 
The easement is then transferred to a preservation 
or conservation entity. A historic property owner 
who donates an easement may be eligible for tax 
benefits, such as a Federal income tax deduction and/

or a reduction in the tax assessment of the property. 
Easement rules are complex, so property owners 
interested in the potential tax benefits of an easement 
donation should consult with an accountant or tax 
attorney. 

Benefits of Listing in the State Register
The benefit of listing in the State Register is protection 
from public encroachment or adverse effects on any 
historic resources in the State Register that are a result 
of a project undertaken by the state, county, municipality, 
or an agency. 

Funding Opportunities
Certified Local Government Program

The Certified Local Government (CLG) program offers 
municipalities the opportunity to participate more directly 
in state and federal historic preservation programs. 
Participation in the CLG program requires that a 
municipality have a historic preservation ordinance 
and a historic preservation commission conforming to 
the specifications of both the Municipal Land Use Law 
and the National Park Service approved New Jersey 
Certified Local Government Guidelines. As a CLG, the 
community is eligible to apply for Historic Preservation 
Fund (HPF) grants for a variety of local preservation 
activities. The level of funding is contingent upon the 
annual appropriation from the National Park Service.

New Jersey Historic Trust Funding Programs

The New Jersey Historic Trust was created by law in 1967 
to preserve New Jersey’s historic resources through 
education, stewardship, and financial investment 
programs. The following funds are available for publicly 
owned and publicly accessible projects.

● The Preserve New Jersey Historic Preservation Fund 
provides an annual source of matching planning and 
capital grants from the State’s corporate business 
tax for historic preservation projects. 

● The Cultural Trust Capital Preservation Grant 
Program provides grants for the repair, preservation, 
restoration, rehabilitation and improvement of 
historic properties owned by organizations with a 
history or humanities mission. 

● The Revolving Loan Fund provides low-interest, long-
term financing for the preservation, improvement, 
restoration, rehabilitation, and acquisition of historic 
properties. 
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● The Emergency Grant and Loan Fund provides 
small grants or loans for the stabilization of historic 
property. 

Morris County Historic Preservation Trust Fund

The Morris County Board of Chosen Freeholders 
created the Morris County Historic Preservation Trust 
Fund (Fund) to help support the preservation of the 
County’s exceptional abundance of historic resources. 
The Fund was created after Morris County voters 
approved a referendum in November 2002 authorizing 
the Freeholders to allow historic preservation funding 
under the Open Space Trust Fund.

The Fund considers grants for the acquisition, 
stabilization, rehabilitation, restoration, or preservation 
of historic resources by municipalities, qualified non-
profits, and the County. All funded activities must 
be in conformance with the Secretary of Interior’s 
Standards for Rehabilitation. Applications for plans 
and reports associated with the implementation of a 
historic preservation project are also eligible. Historic 
resources must be listed, or certified as eligible for 
listing, on the New Jersey and National Registers of 
Historic Places, to be eligible for the program. The 
Morris County Historic Preservation Trust Fund 
has played a significant role in the preservation of 
historic sites in Madison. Since 2004, the Borough 
has received almost $2.8 million in grant funding for 
historic preservation projects through the Morris County 
Preservation Trust Fund. This includes Mead Hall, the 
Museum of Early Trades & Crafts, the Hartley Dodge 
Memorial Building, Geraldine Ahrens Fox P4 Fire Truck, 
Webb Memorial Chapel, and the United Methodist 
Church in Madison.

Borough Open Space, Recreation and Historic 
Preservation Trust Fund

In November 2003, the residents of Madison Borough 
voted in favor of creating an Open Space and Historic 
Preservation Trust Fund via a ballot referendum. The 
Open Space Trust Fund is used to finance the acquisition 
and preservation of lands and easements for open 
space, active and passive recreation, preservation of 
natural resources including water supplies, and historic 
preservation.

The Open Space Trust Fund was used to acquire the 
parcel that the Luke Miller House is built on. Madison 
placed an easement on the house, held by the New 
Jersey Historic Trust, to protect the site’s historic 
integrity. Acquiring the parcel allowed the Borough to 
add land to Summerhill Park. The Fund also supported 
the rehabilitation of the Masonic Lodge, making possible 
a shared use arrangement with the Masons and the 
Borough.

Luke Miller House. Source: Susan G. Blickstein, LLC
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BOROUGH PLANNING POLICIES 

Borough Master Plan 
The Borough Master Plan incorporates historic 
preservation into many of its individual plan Elements. 
While the Borough certainly benefits from historic 
preservation (vibrant downtown), there are challenges 
with balancing reuse and redevelopment with historic 
preservation goals and procedures. 

The Land Use Plan Element recognizes the importance of 
addressing scale of infill construction, loss of historic 
homes, need to expand downtown living options to meet 
varied housing needs, and the challenges to integrate 
infill development that blends with surrounding context. 
The Element recommends:

● Considering contextual requirements that reflect 
street and neighborhood patterns for height and 
setbacks.

● Development of neighborhood design guidelines for 
historic streetscape areas to educate homeowners 
and architects on the appropriate design of infill 
development and additions.

● Encouraging flexibility in granting variances in 
residential districts where such relief is linked to 
ensuring the preservation of valuable historic or 
cultural resources.

The Community Mobility Element acknowledges that the 
way people travel impacts the built environment. The 
growth of the Borough’s historic downtown is attributable 
to the construction of the Morris Turnpike (now Route 
124) and the Railroad Station around which commercial 
developments grew. The Element presents four street 
typologies for Madison: Downtown, Regional, Connector, 
and Neighborhood. The purpose of developing these 
typologies is to apply best practices in Complete and 
Green Streets design to streets with different contexts 
and needs. Location of a historic district and resources 
would be considered, and any proposed improvements 
should preserve or be compatible with the characteristics 
that make the area significant. For example, the Madison 
Civic & Commercial Historic District is characterized 
by its walkability and pedestrian-oriented streetscape 
features. The Element also recommends restoring and 
maintaining the street tree canopy. 

Chapter 178: Tree Protection
The Borough adopted a Tree Preservation 
Ordinance in 2020. The Ordinance recognizes 
that the importance of the Borough’s tree-lined 
streets and tree canopy to the community’s health, 
safety, economy, and general welfare. Trees also 
contribute to the historic character of an area, 
including streetscapes and individual sites where 
landscaping was incorporated into the historic 
design. 

Chapter 178: Tree Protection
The Borough adopted a Tree Preservation 
Ordinance in 2020. The Ordinance recognizes 
that the importance of the Borough’s tree-lined 
streets and tree canopy to the community’s health, 
safety, economy, and general welfare. Trees also 
contribute to the historic character of an area, 
including streetscapes and individual sites where 
landscaping was incorporated into the historic 
design. 

Street tree on Maple Avenue in Madison. Source: Susan G. 
Blickstein, LLC

Protecting and enhancing historic sites is part of the 
vision of the 2020 Open Space and Recreation Plan Update. 
Actions identified in the plan that relate to historic 
preservation include:

● Recommends an update to the Borough’s 1999 
Historic Sites Survey. As part of the update, utilize 
a computer mapping (GIS) based system to 
overlay this information into the Borough’s planning 
documentation and database.

● Work with historic organizations such as the 
Madison Historical Society, the Historic Preservation 
Commission, the Crossroads of the American 
Revolution, and the Morris County Tourism 
Bureau to expand local opportunities for historic 
conservation and education.

● Encourage tax incentives for the preservation and 
adaptive reuse of historic buildings.

● Promote historic easements through Preservation 
New Jersey and the New Jersey Historic Trust.
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RESOURCE INTEGRITY
The historic integrity of Madison’s historic resources 
varies greatly. HPC review of all proposals and exterior 
modifications in the Bottle Hill and the Madison Civic 
& Commercial Historic Districts has protected the 
integrity of the Borough’s two designated Historic 
Districts. In addition to encouraging buildings that are 
sensitive to the character of the area, HPC members 
worked to have special street signs installed when road 
improvements were made to Ridgedale Avenue in the 
Bottle Hill Historic District. Nonetheless, buildings in 
both Historic Districts have a variety of conditions, with 
some having intact façades and architectural details and 
others having undergone renovations that resulted in a 
loss of historic architectural integrity. In addition, lack 
of maintenance, particularly in commercial buildings in 
the Madison Civic & Commercial Historic District, has 
led to deterioration and demolition. 

Many individual sites and areas with local significance 
are in residential use and are facing increasing 
development pressure in terms of teardowns and 
replacement of older homes on larger lots with multiple 
residences. This issue has been a recurring problem 
and was first identified in the 1999 Master Plan 
Reexamination Report. Subsequent Reexamination 
Reports have affirmed the importance of this issue. 

Importance of Preserving 
Historic Homes & Neighborhoods
Almost 90% of Master Plan survey respondents felt 
preservation of historic homes and neighborhoods 
was important to ensuring a healthy and vibrant 
future for Madison; 70% indicated that preventing 
teardowns in residential neighborhoods was 
important.

While development pressure reflects positively on 
Madison as a place where people want to live and 
invest, the character of this new development is often 
inconsistent with the character of the neighborhood 
in which it is located in terms of scale and/or design. 
Over time, this can adversely impact the qualities of 
Madison’s residential neighborhoods that make them 
desirable and highly valued in the first place. The 2015 
Cultural Resources Inventory of the County reviewed 
three previously eligible or possibly eligible residential 
neighborhoods, Highview, Webb Tract, and Orchard, 
and changed their status to ineligible for listing in the 
National Register due to infill construction, alterations, 
and a lack of cohesiveness. 

Many historic resources that have not been designated 
by the Borough have been harmed by alterations that 
have diminished the design, materials, feeling, and 
association. Common alterations include non-original 
siding, replacement windows and roofs, and additions 
that significantly impact the historic character of the 
resource. Four resources previously recommended 
eligible or possible eligible had their recommendation 
changed to not eligible in the 2015 survey due to 
alterations that diminished architectural integrity. 

The survey found that 73% of residents felt the Borough 
should focus on reuse of existing buildings around 
the Downtown. However, some residents expressed 
concern over development in the Madison Civic & 
Commercial Historic District, including the demolition 
of the Madison Lyons Theater, proposed in 2019. The 
impact to the integrity and loss of historic resources is 
of concern to the HPC and to residents interested in 
conserving the history and character of the community. 

Madison Lyons Theater. Source: Susan G. Blickstein, LLC
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ISSUES & OPPORTUNITIES
The Borough faces several challenges as well as 
opportunities with regard to protecting and preserving 
historic resources, including:

Competing Interests: Downtown is the cultural, social, 
and economic center of Madison. The Madison Civic 
& Commercial Historic District covers core downtown 
blocks. E-commerce, economic downturns, and more 
recently, COVID-19 have contributed to vacancies and 
underutilization of historic buildings in the downtown. 

Demolition of Resources: Between the County’s 1986 and 
2015 Surveys, the Borough lost 22 resources. Many 
older homes on larger lots were demolished and then 
subdivided into multiple lots for new homes. This not 
only impacts the neighborhood fabric, but also results in 
the loss of mature trees, lost opportunities to reuse and 
recycle historic materials, and increases in impervious 
coverage. 

85 Green Avenue demolished in 2015. Source: HPC

92 Greenwood Avenue demolished in 2014. Source: HPC

Resources and Property Rights: Limited funding, already 
stretched Borough staff, and concerns about additional 
procedures (and the time and cost involved) are 
challenges to strengthening and expansion of local 
regulatory authority. Similar to the challenges between 
public and private interests in zoning and land use 
regulation, there is also tension between the community 

benefits of preservation and individual property rights.

Limited Review: The 1993 Ordinance allows for HPC 
review of alterations, new construction, and demolition 
of buildings within the two designated Historic Districts. 
HPC review is mandatory; compliance is voluntary 
outside of the Districts. Individual properties not in a 
Historic District are not required to undergo a review 
by the HPC.

Coordination among Borough Boards: The HPC’s role is 
to advise the Planning Board or the Zoning Board of 
Adjustment when a mapped historic property requires 
a variance or site plan approval. However, the 1993 
Ordinance lacks clarity about where HPC’s authority 
ends and the MLUL-granted powers of the Planning 
Board and Zoning Board of Adjustment begin. 

Updated Survey including GIS Mapping and Documentation: 
While the HPC frequently updates the Borough’s 
Cultural Resources Inventory, the GIS data is 
incomplete and does not include information on the 
historic resource, such as criteria and eligibility. Once 
the survey is updated, the information should be posted 
to the Borough website.

Local Designation: In addition to the requirement of 
documentation and meeting the standards of the 
National Register, adding historic sites to the zoning 
map as local sites will require that proposed changes 
to these sites are reviewable by the HPC. While local 
designation that triggers HPC review represents the 
most effective preservation tool for historic resources, 
the decision to make that authority voluntary or 
mandatory is one that only the Borough Council can 
make via ordinance. 

Community Outreach and Awareness: 70% of 2020 
Master Plan survey respondents agreed that historic 
preservation was an important goal for the Borough. 
However, when asked if there were any buildings or 
neighborhoods in Madison that they thought should be 
considered for designation as a Historic Site or District, 
three quarters were unsure or neutral. Many residents 
and property owners are unaware of the designation 
process, requirements, and benefits of historic 
preservation, as well as the implications of mandatory 
versus advisory review requirements. In addition, 
there is no clear guidance for property owners, design 
professionals, or reviewing Boards that illustrates best 
design practices for infill development, additions, and/
or new construction.
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Collaboration with Partners: Collaboration is critical to 
the creative preservation of historic resources. For 
example, the Borough, in conjunction with the Historic 
Preservation Committee and Madison Historical 
Society, utilized a public/private approach to purchase 
and preserve the Luke Miller House. The Borough, in 
partnership with the Free and Accepted Masons, is 
renovating the Madison Masonic Temple. As part of the 
renovation, a shared use agreement allowing Borough 
access and use was developed. 

STRATEGIES
The following strategies are intended to achieve the 
Borough’s goal to identify, preserve, and rehabilitate 
historic resources and guide new development so 
that it does not detract from the form, design, and 
distinguishing features of such resources. Strategies 
are organized into four categories: Regulation and 
Coordination, Preservation of Historic Resources, 
Education and Celebration, and Environmental Benefits.

Regulation and Coordination
A. Clarify review roles and authority of HPC and local 

land use boards, consistent with the MLUL.

B. Coordinate preservation procedures with Borough 
Departments, Boards, and Commissions and clearly 
communicate these to the public.

C. Consider expanding HPC’s review authority to 
include sites eligible for state/national listing.

D. Consider additional training of Code Officials in 
the NJ Rehabilitation Code as it applies to historic 
buildings. 

E. Establish a procedure in the Building Department 
to identify buildings in historic districts that require 
HPC review when permits for rehab are filed. 

Preservation of Historic Resources
F. Update the Borough’s 1999 Historic Sites Survey, 

including GIS mapping linked with eligibility 
documentation, prior to regulating locally significant 
resources. 

G. Prepare design guidelines for designated historic 
districts to assist property owners and reviewing 
Boards.

H. Prioritize specific sites for preservation and 

collaborate with partners to develop proactive 
restoration plans. 

I. Explore designation of additional historic districts.

J. Define documentation requirements for demolition 
of regulated resources.

K. Encourage the use of historic preservation 
easement and façade easements in revitalization 
and infill projects.

L. Consider federal tax incentives for the preservation 
and adaptive reuse of historic buildings in the 
Madison Civic & Commercial Historic District.

M. Consider pairing funds from Madison’s Open 
Space, Recreation and Historic Preservation Trust 
Fund with outside funding to advance proactive 
preservation of high priority resources. 

N. Consider participation in the Certified Local 
Government (CLG) program. 

Education and Celebration
O. Collaborate with the Historic Preservation 

Commission, Downtown Development Commission 
and historic organizations, such as the Madison 
Historical Society, the Crossroads of the American 
Revolution, Museum of Early Trades and Crafts, 
and the Morris County Tourism Bureau, to expand 
local opportunities for historic conservation and 
education, such as:

a. Sponsoring trainings and educational workshops 
for property owners of historic buildings. 

b. Developing a property owner handbook and 
design guidelines that highlight restoration strategies, 
materials, techniques, and regulations, including 
guidance for 5G integration to minimize impacts to 
historic resources and the built environment.

c. Creating and widely sharing a resource list of 
funding sources, studies, and organizations.

d. Staffing a Historic Preservation booth at local 
events.

e. Coordinating with the school district to integrate 
local cultural, social, and architectural history and 
activities into the curriculum at different age groups. 

f. Developing walking/bicycling tours in print and 
digital format that highlight Madison’s history.
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g. Integrating historic information into Borough 
shopping, visiting, and marketing materials.

h. Telling the stories of the people associated with 
the historic sites and places and integrate art into 
the story telling aspect of historic preservation. As 
part of this effort, acknowledge and incorporate the 
history of slavery, post-Civil War Reconstruction, 
Civil Rights, and the experience of the black 
community in Madison and surrounding regions as 
part of the Borough’s past.

P. Update the HPC website with an online catalog and 
map of historic sites and buildings, clearly indicating 
which resources are subject to HPC review, and 
encouraging owners of properties not subject to 
local review to voluntarily collaborate with HPC on 
property improvements.

Environmental Benefits
Q. Promote and disseminate within the community 

research on the economic, environmental, and 
historic benefits of preservation, including examples 
and best practices of how sustainability/green 
building practices can be incorporated into historic 
preservation projects.

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

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