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A1 - MADISON MASTER PLAN SURVEY REPORT 
(Generated by publicInput.com)
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A2 - MADISON MASTER PLAN VIRTUAL OPEN HOUSE REPORT
(Generated by publicInput.com)
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A3 - MADISON MASTER PLAN VIRTUAL PUBLIC WORKSHOP 
PRESENTATION SLIDES
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A4 - MADISON MASTER PLAN VIRTUAL PUBLIC WORKSHOP ZOOM 
POLL SUMMARY
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A5 - MADISON MASTER PLAN VIRTUAL PUBLIC WORKSHOP Q&A 
SUMMARY
Public Workshop participants had the opportunity to submit questions during the Public Workshop through the 
Q&A function of Zoom. This Appendix is a summary of SGB responses to participants’ questions and comments.

Land Use/Zoning
Why would we have homework to do if we don’t know our residential zone? I don’t know what the different 
zones mean, or why they should matter to me. Can you explain?
Great question. We want to get an understanding of whether this is something that people know. The differences 
in zoning districts have to do with different minimum lot sizes, different setback standards, and different permitted 
coverage maximums. These become important when and if a resident is interested in making improvements.

How can we achieve more options in housing within Madison when most everything residential is zoned 
single family?

We have been looking at mixed-use districts in the Borough, which includes some nodes east of the downtown 
along Main Street, as well as in the Gateway District, which is the first block of Main Street abutting Chatham 
Borough on the eastern end. The Gateway District was established around a decade ago, and it permits multi-
family development with some restrictions. Regulations for mixed-use development in the downtown are also 
being evaluated and discussed with the Master Plan committee and other stakeholders. Given COVID-19 and 
e-commerce trends, it might make sense to rethink the ground floor restriction on residential uses at the edges 
of the downtown.

Because the Master Plan is primarily a land use document, how are objectives like affordability, diversity, 
and aging populations addressed?

They are addressed in the perspective of looking at demographic trends, addressing elements of the community 
that we have heard people want to enhance, and connecting that to land use policy. We can look at the types 
of housing and work arrangements that are prohibited or permitted. For instance, barrier-free design can be 
incorporated into affordable housing opportunities. In terms of aging in place, there are certainly transportation 
and mobility needs that can be addressed. We will have a better understanding of how those things link with each 
other when we advance the strategies of the Plan a little more. 

Has there been any discussion about encouraging residential development over top of the downtown 
parking lots?

The committee has discussed this to some extent, but we are getting into the nitty gritty and I imagine we will 
have additional discussion and feedback about this topic. It’s complicated due to the importance of parking and 
the cost of structured parking that would be required to replace any lost parking.

How can we integrate different types of housing (other than single family) within existing neighborhoods 
rather than placing them in isolated areas that are not part of existing residential neighborhoods?

We are thinking a lot of about the connectivity of different residential areas in the Borough. There are a number 
of communities that are thinking about permitting accessory dwelling units and structures. It is a concept that has 
been explored to retain the character of single-family residential neighborhood character while providing more 
rental housing stock. It is particularly challenging in Madison because the community is generally built out. Looking 
at the land use patterns, it appears that there might be greater opportunities along the mixed-use corridors to 
incorporate a greater mix of housing types. 
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Should we encourage more development east of Prospect? This is an important thoroughfare for entry 
to the downtown proper.

This is a question and a comment. The area east of Prospect is something that we will take back and discuss 
with the Master Plan committee.

Community Mobility
What is your perspective on closing both sides of Waverly and making it a public walkway for the 
Borough?

In the placemaking realm, communities have taken the opportunity that has presented itself due to COVID-19 to 
test different reconfigurations of the public realm and public space. The committee has discussed the possibility 
of short-term or long-term reconfigurations of Waverly. We have a possible design concept for the short term, 
and the longer-term idea depends on availability of capital funding. This has been discussed in the Steering 
Committee and is a topic that has come up in the stakeholder discussions that we have held. 

I believe the local merchants on Waverly would oppose this idea as there is a lot of parking on Waverly 
and it would adversely impact the foot traffic to those businesses.

That requires a longer discussion. There are examples in NJ downtowns where expanding the sidewalk zone/
realm to accommodate outdoor dining and retail has drawn people to those businesses and communities. We are 
developing a concept at this stage, but any concept would have to be evaluated in greater detail to be implemented.

Will the Plan look more closely at Rt. 124 outside of downtown?

Yes, the Plan will look at Rt. 124 outside of the downtown. In the Community Mobility section of the Plan, we are 
developing some street typologies or conceptual approaches to enhance multimodal capabilities and to address 
some of the crash hotspots. Hotspots that are outside of the downtown will also be addressed. You will see some 
discussion about Rt. 124 overall since it is a State road, and it has not been reconfigured or upgraded in terms 
of signalization or pedestrian facilities for quite some time. 

Do you have a draft plan for speeding on Morris Place?

The Borough has a traffic calming policy and a Complete Streets guide document from 2013. We will have to 
look at those more closely with respect to Morris Place. The focus of this Plan is on connectivity and multimodal 
mobility. We will pay attention to locations with high incidents of crashes. I don’t know if we will have concepts 
for Morris Place as it might fall a little bit outside of the scope of the Master Plan effort. However, we will take a 
look at it since it was raised. 

How about installing rotaries at traffic intersections with high frequency of car crashes?

We are looking at some of the top high crash locations. We are familiar with roundabouts, but we are also familiar 
with other types of complete streets measures that are likely lower cost. We are focused on looking at the crash 
locations and we note the comment about rotaries as one way to address that. Predominantly, rotaries are used 
to improve the flow of traffic and especially turning movements. I am not sure if that will be a likely solution for 
the areas that we are looking at, but we will note the comment.

What about improved bicycle and pedestrian connectivity to the Traction line and Loantaka trails?

We will be looking at that. Thank you for the comment. 

Does it make sense to include a traffic objective with respect to getting a new exit off of Rt. 24 into the 
business park on Park Ave., which would reduce local traffic congestion?

We are aware of efforts to address the capacity issues at Rt.24 and some geometric challenges with some of the 
interchanges that don’t have adequate stacking capacity, like Park Ave/Columbia Turnpike. This is something 
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that the County commented on in the most recent County Circulation Plan, and I imagine we will incorporate 
language on it in this effort as well.

I have lived here for 25+ years and have always been perplexed by statements that there’s not enough 
parking. Can you clarify which demographics feel this way? If it’s seniors and/or residents with disabilities 
that would make sense.

This is a very good question. I am not sure. It depends on how completely survey respondents filled out the 
demographic questions. We may or may not be able to triangulate the responses but can take a look at this more 
closely. 

Utility/Sustainability
Upgrade the Madison electrical distribution network to hopefully reduce the possibility of power outages 
in extreme weather.

We will keep this idea in mind. One of the elements of the Master Plan that we are not focusing presently but may 
warrant future attention is the Utility element of the Master Plan. This suggestion would fall more squarely within 
the Utility element if the Borough chose to do a more detailed update of that in the future.

No goal to reduce energy consumption? How about a program to get solar panels installed in volume 
across the town? How about putting electrical wires underground? Should have been done in conjunction 
with the gas works over the last two years.

There is a lot here related to energy distribution and generation. With some applications that have come before 
the Planning Board, utility distribution systems have been relocated underground – specifically on Kings Road. 
Solar has also been a topic of conversation. The Borough recently adopted a solar ordinance and we will include 
a statement about sustainability and resiliency in the Plan, so there will likely be a connection there. 

What kind of extreme weather events are we thinking that we need to plan for?

Discussions so far have focused on extreme rain events, extreme heat, and what can be done with infrastructure 
and the built environment to help residents better withstand those events. You would see more details about this 
issue in a Sustainability element, which is not necessarily a focus of this Plan. However, we are required to include 
a statement on sustainability and policy direction in the Land Use Plan and also have a goal that addresses this 
topic. 

Has local natural ecology been factored into a planning goal? (I honestly might have missed it.) Increasing 
habitat of native species or perhaps measuring the change in native plant and animal communities over 
time. We measure the flow of people, and housing growth and traffic patterns, perhaps we should consider 
the flow of wildlife and growth of habitat.

There is an Open Space and Recreation Plan that the Borough adopted earlier this year. It includes some aspects 
raised in this question. There is also a natural resource inventory (NRI) and a tree canopy analysis. There are 
different pieces that we hope to bring together in particular where they impact the three core elements of the Plan 
that we are working on – land use, community mobility, and historic preservation. Sustainability is not a separate 
focus of the Plan but will be addressed as it relates to land use and mobility especially. The other documents 
continue to be part of the Borough’s Master Plan and we will incorporate them by reference or by appending 
them to the Plan. 

You mentioned that environmental sustainability is outside the scope. Can you please clarify/elaborate? 
Thank you.

We are required to have a policy statement on sustainability. Sustainability is connected to the land use regulatory 
function of the Borough’s land use plan and zoning. It is connected in certain ways. A very broad and detailed look 
at sustainability in its own right would happen in a Sustainability element in the Master Plan. We are focused on 
sustainability as it relates to land use policy and regulatory frameworks, mobility, and historic preservation, which 
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are the three core elements of the Plan. 

Aren’t weather related concerns already addressed within state building codes? What additional elements 
would we incorporate into a municipal master plan that aren’t already covered by building codes?

There are all kinds of things not addressed in the state building codes – tree canopy preservation, tree planting 
efforts on municipal properties, mitigating the urban heat island effect, etc. There are issues that the committee has 
been discussing that go beyond the building code that can help mitigate the impacts of extreme weather events.

There’s no mention of climate change and most comments thus far are in regards to climate change- 
energy consumption and distribution, extreme weather events and our planning for it, less vehicles miles 
travelled, etc. You’ve mentioned the Sustainability Element. Is that the opportunity to address climate 
change head on?

The Sustainability element and a climate action plan are the two tools used locally to address climate change 
and energy consumption. We are thinking about complete streets and mobility, so there is a connection in terms 
of vehicle miles travelled to incorporating complete streets into this planning effort. We are also addressing tree 
canopy preservation, which is critical given the impacts of climate change.

In the “trends” chart, when we mention sustainability and resiliency, we say a number of things, but 
we ignore the words “global warming” or “climate change.” These explicit issues will likely have very 
significant impact on Madison in a few years and we avoid those words. why? These two trends are no 
longer under debate; they are recognized by both the federal and state government. We should face them 
directly and acknowledge them.

Thank you for the comment. We will have a policy statement re: sustainability in the Land Use Plan and will 
absolutely consider your comment in drafting that section.

To follow up on the earlier question about native species and habitats, what kinds of elements can be 
included in a master plan to encourage native flora and fauna?

We can reinforce recommendations about the importance of using native species in landscaping plans and of 
minimizing impacts to existing native trees and vegetation in the context of new development. The NRI, which 
probably needs to be updated, and the Open Space and Recreation Plan are the two documents that identify 
species, habitats and strategies for their preservation. 

Historic Preservation
What would the practical Implications be for property owners whose homes or neighborhoods are newly 
designated as historic?

Implications for property owners will depend on how a future ordinance is crafted. Certainly, I would envision 
the Historic Preservation Commission doing outreach and education within those neighborhoods, perhaps 
preparing specific design guidelines that HPC might use to evaluate proposed improvements. It is also possible 
that applications that do not trigger Planning Board or Zoning Board approval otherwise, might require review 
and approval by the Historic Preservation Commission. 

How can we talk about community spirit while eliminating the movie theater?

People have talked about community spirit and have brought it up in the survey and other outreach tools. We are 
observing that and have incorporated it into the feedback that we have received. 
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Why is there so much discussion on historic preservation? Residents have overwhelmingly spoke in 
the past against the establishment of additional Historical Preservation neighborhoods in residential 
communities.

There is a lot of conversation about historic preservation because we have received a lot of feedback on the 
importance of community character as a priority for the Borough. We note your comment and concern. 

The Historic Preservation Committee does not have enough power to secure the preservation of our 
heritage. Perhaps they should not just advise the Planning and Zoning commissions, but be empowered 
to deny development outright.

Thanks for your comment. Under NJ land use law, while HPC can have strong review authority (binding) over 
applications that do not trigger review by the Planning Board or Zoning Board, they can’t legally have denial 
power that otherwise would rest with those bodies. Some of what you propose is possible, but there are some 
legal limitations.

Other
Where does Madison stand on meeting state mandates for affordable housing? Approximately how many 
units need to be added? What does that look like % wise against current available stock?

The Housing and Fair Share Plan is a separate element from the Master Plan. It is something that has to be 
periodically updated. There are state mandates and some of these questions aren’t exactly in the effort that we 
are focusing on in this Master Plan effort, but we hope that we have an opportunity, as the Borough’s affordable 
housing strategy unfolds, to better address more specific questions. 

how does a town’s master plan mesh with surrounding towns and the county?

We are currently working on that evaluation, so there is more to come there, as a required element of the Master 
Plan is analyzing the zoning along shared borders. 

Is this fundamentally a land use plan?

It is a Land Use Plan, and a Community Mobility Plan, and a Historic Preservation Element. It is all three, plus 
Goals & Objectives and the Relationship to the Plans of Surrounding Communities, as noted above.

I don’t feel “vulnerable” in Madison. Goal 8 seems unnecessary, or poorly worded.

Thank you for your comment. Vulnerability is a term often used to describe disruptive events. If there are other 
aspects of that goal that you feel need to be clarified, please provide feedback on the updated website that we 
will launch on Friday.
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A6 - PARKING INVENTORY AND ANALYSIS OF DOWNTOWN MADISON

Introduction
As part of the Borough of Madison’s efforts to periodically assess downtown parking demand and supply, Susan 
G. Blickstein, LLC (SGB) conducted a parking utilization study in October 2019. 

SGB conducted an inventory of on-street and public off-street parking facilities in downtown Madison. This 
area is generally bounded by Hillside Cemetery to the east, Wilmer/Keep Streets to the south, Condurso Way/
Community Place to the west, and Cook Avenue/Elmer Street to the north. The study area boundary is outlined 
in the following map: 

Previous Studies 
This current parking study builds upon previous downtown parking studies. The parking situation in downtown 
Madison has been studied diligently over the past 40 years, going back to a series of reports prepared by 
Project for Public Spaces (PPS) in the 1980s that were instrumental in guiding various downtown improvements 
to maintain and increase the commercial vitality of Madison. All of PPS’ reports incorporate a parking analysis 
and recommendations to improve parking, including ways to maximize utilization of existing public and private 
parking resources. 

After the 1980s, downtown parking was broadly addressed in various master plan re-examination reports with 
one inventory and utilization study prepared in September 1997 by Moskowitz, Heyer & Gruel. Lincoln Place 
was studied in detail by PPS in 2009, which resulted in the re-striping of on-street parking along Lincoln Place, 
in addition to pedestrian enhancements.

More recently, BFJ Planning prepared the “Madison Downtown Revitalization Study” in May 2017, which includes 
a detailed downtown parking inventory, a survey on parking occupancy, and a discussion of critical issues, 
opportunities, and recommendations for downtown parking. 
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On-Street Parking Inventory
On-street parking within the downtown is free and unmetered. Signs with posted time limits and hours of 
enforcement are displayed, ranging from short turnover spaces for 15 minutes on Lincoln Place in front of the 
Post Office, to a maximum of four hours on Green Village Road. On-street parking regulations are generally in 
effect between the hours of 8:00 am and 7:00 pm, with the exception of Lincoln Place, Waverly Place, Wilmer 
Street, Green Avenue, and a section of Prospect Street where parking regulations begin at 7:00am. 

Parking regulations on Waverly Place (left) and on-street parking on Prospect Street (right). Source: Susan G. Blickstein, LLC

One-hour parking spaces are striped along Central Avenue, Community Place, Cook Avenue, Elmer Street, Main 
Street between Green Village Road and Prospect Street, Park Street, and Prospect Street between Lincoln Place 
and Main Street. Striped 90-minute parking spaces are in place along Lincoln and Waverly Places. Two-hour 
parking spaces are striped along a section of Green Village Road, Kings Road, as well as in the form of four 
handicapped spaces on the Borough Hall side of Green Avenue. On-street parking along residential streets that 
abut the downtown is not striped. Unmarked on-street parking exists, with time limits typically ranging from one 
to four hours, along Alexander Avenue, sections of Green Avenue, most of Green Village Road, Keep Street, 
sections of Main Street east of Prospect Street, Maple Street, Prospect Street south of Kings Road, and Wilmer 
Street. The tables below show on-street parking capacity north and south of the NJ TRANSIT ine: 

Total On-St Parking Capacity (as of 10/23/19)
Total Spaces 

# % 
North of NJ TRANSIT Line 258 53%
South of NJ TRANSIT Line 227 47%
Total 485 100%

On-St Parking Capacity North of NJ TRANSIT  
(as of 10/23/19)

On-St Parking Capacity South of NJ TRANSIT  
(as of 10/23/19)

# % # % 
Striped 213 83% Striped 97 43%
Unmarked 45 17% Unmarked 130 57%
Total Spaces 258 100% Total Spaces 227 100%

As the above tables show, parking is generally evenly split between both sides of the NJ TRANSIT line, with 
53% located to the north of the NJ TRANSIT line and the balance located to the south. The vast majority of 
parking spaces that are north of the NJ TRANSIT line are striped (83%), whereas striped spaces comprise less 
than half of all on-street parking (43%) south of the NJ TRANSIT line. The table below shows a more detailed 
on-street parking inventory showing regulations and capacity for each street analyzed: 
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On-Street Parking Inventory (as of October 23, 2019)

Street Name From To Side Striped/ Regulations Reserved 
Parking Capacity

Alexander Avenue Main Street 9 Alexander 
Avenue E Unmarked 1 hr: 8am-10pm  4

Alexander Avenue 9 Alexander 
Avenue Main Street W Unmarked 1 hr: 8am-10pm  6

Central Avenue Cook Avenue Main Street W Striped 1 hr: 8am-7pm  6
Central Avenue Main Street Elmer Street E Striped 1 hr: 8am-7pm  10

Community Place Main Street Cook 
Avenue E Striped 1 hr: 8am-7pm  8

Cook Avenue Central 
Avenue

Community 
Avenue N Striped 1 hr: 8am-7pm  19

Elmer Street Greenwood 
Avenue

Central 
Avenue N Striped 1 hr: 8am-7pm  14

Green Avenue Wilmer Street Kings Road W
Striped (3); 
Unmarked 
(16)

2 hr: 7am-6pm  19

Green Avenue Kings Road Wilmer 
Street E Unmarked 2 hr: 7am-6pm Handicap: 

4 10

Green Village 
Road Wilmer Street Kings Road W Unmarked 4 hr: 8am-4pm 

(M-F)  14

Green Village 
Road Kings Road Wilmer 

Street E Half 
Striped

4 hr: 8am-4pm 
(M-F)

Handicap: 
2 18

Keep Street YMCA Parking 
Lot

Prospect 
Street N Unmarked 4 hr: 8am-7pm  20

Kings Road Green Village 
Road

Madison 
Avenue W Striped 2 hr: 8am-7pm  10

Kings Road Madison 
Avenue

Green 
Village Road E Striped 2 hr: 8am-7pm  26

Kings Road Green Avenue Green 
Village Road W Striped Not Posted  10

Kings Road Green Village 
Road

Green 
Avenue E Striped 2 hr: 8am-7pm  19

Kings Road Maple Avenue Green 
Avenue W Striped 2 hr: 8am-7pm  7

Kings Road Green Avenue Maple 
Avenue E Striped 2 hr: 8am-7pm  6

Kings Road Prospect 
Street

Maple 
Avenue W Striped 2 hr: 8am-7pm  9

Kings Road Maple Avenue Prospect 
Street E Striped 2 hr: 8am-7pm  5

Lincoln Place Waverly Place Prospect 
Street S Striped 1 hr: 8am-7pm  29

Lincoln Place Prospect 
Street 

Waverly 
Place N Striped 90min: 7am-

7pm (21)

15 min 
parking 
(7am-
7pm): 3 

24
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On-Street Parking Inventory (as of October 23, 2019)

Street Name From To Side Striped/ Regulations Reserved 
Parking Capacity

Main Street Green Village 
Road

Waverly 
Place S Striped 1 hr: 8am-7pm  14

Main Street Waverly Place Green 
Village Road N Striped 1 hr: 8am-7pm 13

Main Street Waverly Place Prospect 
Street S Striped 1 hr: 8am-7pm  12

Main Street Prospect 
Street

Waverly 
Place N Striped 1 hr: 8am-7pm  16

Main Street Prospect 
Street 

Alexander 
Avenue S Unmarked 2 hr: 8am-7pm  17

Main Street Alexander 
Avenue

135-137 
Main 
Street (100 
feet from 
Alexander 
Avenue

S Unmarked 2 hr: 8am-7pm  4

Maple Avenue Kings Road

22 Maple 
Avenue (470 
feet from 
Kings Road)

W Unmarked Not Posted  12

Maple Avenue 22 Maple 
Avenue Kings Road E Unmarked Not Posted  13

Park Avenue Community 
Place

Condurso 
Way S Unmarked 1 hr: 8am-7pm  8

Park Avenue Condurso 
Way

Madison 
Avenue N

Unmarked 
(6); Striped 
(2)

1 hr: 8am-7pm  8

Prospect Street Kings Road Keep Street W Unmarked 2 hr: 8am-7pm  5
Prospect Street Keep Street Kings Road E Unmarked 2 hr: 8am-7pm  5

Prospect Street Main Street Lincoln 
Place E Striped

1 hr (7am-7pm): 
2; 1 hr (8am-
7pm): 4

 6

Prospect Street Main Street Lincoln 
Place W Striped 1 hr: 8am-7pm  7

Waverly Place Main Street Lincoln 
Place W Striped 90 min: 8am-

7pm
Handicap: 
1 16

Waverly Place Lincoln Place Main Street E Striped 90 min: 8am-
7pm  17

Wilmer Street Green Avenue Green 
Village Road W Unmarked 3 hr: 7am-7pm Handicap: 

3 19

Wilmer Street Green Village 
Road

Green 
Avenue E Unmarked No parking/ 

standing  0
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Off-Street Parking Inventory
There are eight municipal parking lots that serve the downtown area. The Elmer Street Lot, Waverly Green Lot, 
and Cook Avenue Lot are located north of the NJ TRANSIT line. The Green Avenue Lot, Train Station Lot, Maple 
Avenue Lot, Prospect Street Lot, and Kings Road Lot are south of the NJ TRANSIT line. 

As shown in the table below, the majority of the off-street parking supply (70%) is located south of the NJ TRANSIT 
line.

Inventory of Off-Street Parking Spaces N/S of NJ TRANSIT Line
# %

North of NJ TRANSIT Line 224 30%
South of NJ TRANSIT Line 518 70%
Total 742 100%

Depending on the lot and time of day/day of the week, parking may be free, paid, and/or require a permit, with 
various permit categories for commuters, commercial tenants, government employees, and residents. As shown 
in the table on the next page, most of the municipal off-street parking supply north of the NJ TRANSIT line is set 
aside for two-hour shopper parking, while the majority of parking resources to the south are permit based. The 
table shows the capacities of each of the eight municipal lots, broken down by permit type and other restrictions:
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Off-Street Parking Capacity (as of October 23, 2019) 
North of NJ TRANSIT Line South of NJ TRANSIT Line

Municipal Lot Capacity Municipal Lot Capacity
Elmer Street Lot 47 Green Avenue Lot (All Permit Parking) 60
  2-Hour 26 Train Station Lot 82
  2-Hour (Handicapped) 1   Reg Daily Spaces 74
  Commercial Permit 19   Handicapped 8
  Commercial Permit (Handicapped) 1 Maple Street Lot 48
Waverly Green Lot 43   Permit Parking 23
  2-Hour Parking 41   Borough Employee Parking 22
  Handicapped 2   Residential Parking 2
Cook Avenue Lot 134   Handicapped 1
  2-Hour 99 Prospect Street Lot (All Permit Parking) 126
  Commercial Permit 34 Kings Road Lot 202
  Handicapped 1   Daily Parking 77

  Permit Parking 120
  Visitor Parking 4
  Handicapped 1

Parking Counts 
SGB conducted a parking occupancy and duration count of on-street and public off-street parking resources within 
the study area on Saturday, October 19, 2019 and Wednesday, October 23, 2019. The weather was sunny and 
comfortable on both days. Counts were conducted between 10:00 am and 8:00 pm, divided into three different 
count periods, 10:00 am to 1:00 pm, 1:00 pm to 4:00 pm, and 5:00 pm to 8:00 pm, to capture parking utilization 
at various times of the day. 

On-Street Parking Occupancy
Overall, on-street parking occupancy on a weekday builds in the late morning, and peaks during lunch and dinner 
hours. Average on-street parking occupancy for all counts north of the NJ TRANSIT line was 59% compared to 
38% average occupancy south of the NJ TRANSIT line. Peak parking occupancy north of the NJ TRANSIT line 
was 67% during both the 1:00 pm to 2:30 pm and 6:30 pm to 8:00 pm periods. Parking occupancy south of the 
NJ TRANSIT line was lower for both of these periods at 34% (1:00 pm to 2:30 pm) and 53% (6:30 pm to 8:00 pm). 
These peak periods account for the lunch and dinner rushes, when people are likely parking in the downtown to 
enjoy the restaurants in Madison. 

Weekday On-Street Parking Occupancy: Wednesday (October 23, 2019)

Capacity
10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm

Average 10:00am-
11:30am

11:30am-
1:00pm

1:00pm-
2:30pm

2:30pm-
4:00pm

5:00pm-
6:30pm

6:30pm-
8:00pm

# # % # % # % # % # % # % # %
North of NJ 

TRANSIT Line 258 130 50% 146 57% 173 67% 116 45% 167 65% 174 67% 151 59%

South of NJ 
TRANSIT Line 227 92 41% 104 46% 77 34% 55 24% 75 33% 120 53% 87 38%

Total 485 222 46% 250 52% 250 52% 171 35% 242 50% 294 61% 238 49%
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On Saturday, overall on-street parking occupancy was 59% during the late morning and grew to 72% in the early 
afternoon. Total occupancy then dropped in the early evening before peaking again at nearly 70% between 7:00 
pm and 8:30 pm. The northern half of the study area had an average occupancy of 61% over all the count periods. 
The average parking occupancy was 32% in the southern half of the study area. Peak parking occupancy north 
of the NJ TRANSIT line was 72% during the 1:00pm count interval and 69% during the 7:00pm count interval. 
Peak parking occupancy of 41% occurred at 5:00pm for the southern part of the study area. Compared to the 
weekday counts, Saturday occupancy trends show greater utilization of on-street parking in the northern half of 
the study area and lower occupancy in the southern part of the study area. This makes sense given the general 
lack of commuting traffic on Saturdays.

Weekend On-St Parking Occupancy: Saturday (October 18, 2019)

Capacity
10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm

Average
10:00am-1:00pm 1:00pm-2:00pm 5:00pm-6:00pm 7:00pm-8:00pm

# # % # % # % # % # %
North of NJ 
TRANSIT Line 258 153 59% 186 72% 107 41% 179 69% 156 61%

South of NJ 
TRANSIT Line 227 78 34% 71 31% 93 41% 50 22% 73 32%

Total 485 231 48% 257 53% 200 41% 229 47% 229 47%

Comparisons with BFJ Planning’s On-Street Parking Occupancy Counts:

This section compares on-street parking occupancy data from SGB to a previous parking study conducted by BFJ 
Planning in 2016 to show changes in on-street parking utilization. It is important to note that on-street parking 
capacity numbers across the two studies are different, due to the restriping and addition of parking spaces in 
Madison. The timing of the studies may have impacted these results as well, with December likely having more 
holiday visitors and shoppers and thus a higher number of parked cars. The SGB study also noted an extra 71 
on-street parking spaces compared to the BFJ study. These extra spaces may have lowered the percentages of 
parked cars compared to total on-street parking supply. 

The average on-street parking occupancy north of the NJ TRANSIT line was higher than those south of the NJ 
TRANSIT line on Wednesday and Saturday in both BFJ’s and SGB’s counts. On Saturday, overall on-street parking 
occupancy was the lowest in the 5:00 pm to 8:00 pm period in both studies. Both SGB and BFJ saw a gradual 
decrease in on-street parking occupancy north of the NJ TRANSIT line from morning to evening on Saturday, 
with SGB noting a peak in the afternoon (72%). Parking occupancy in the southern part of the study area stayed 
relatively stagnant in both counts, with BFJ observing a greater drop from afternoon (49%) to evening (21%).

On Wednesday, overall on-street parking occupancy trends stayed roughly within the 45-55% range during the 
day for both studies. Parking occupancy north of the NJ TRANSIT line increased during the day in SGB’s count 
from 53% in the morning to 66% in the evening, but decreased in BFJ’s count from 60% in the morning to 53% in 
the evening. Parking occupancy in the southern part of the study area stayed relatively stagnant over the course 
of the day in both counts, with SGB observing a drop in parking occupancy from morning (43%) to afternoon 
hours (29%).



Borough of Madison Master Plan | Appendix A6 - 52

Off-Street Parking Occupancy 
On Wednesday, overall off-street parking occupancy built in the late morning, peaked during lunch/early afternoon 
hours, and decreased in the late afternoon to early evening periods. Average off-street occupancy for all counts 
north and south of the NJ TRANSIT line was the same, at 75%. Parking occupancy north of the NJ TRANSIT line 
peaked from 1:00 pm to 2:30 pm (83%) and again from 6:30 pm to 8:00 pm (87%), accounting for lunch and dinner 
rushes in Madison. In particular, the Waverly Green Lot had the highest average parking occupancy out of all three 
parking lots (91%) because it is centrally located around businesses and restaurants in the downtown. Parking 
occupancy south of the NJ TRANSIT line was the highest from 10:00 am to 11:30 am (88%), stayed relatively 
stagnant in the afternoon (87%-83%), then decreased rapidly from late afternoon (69%) to early evening (35%) 
hours. The decrease in parking occupancy in the late afternoon/early evening periods correspond to the hours 
when employees leave work due to the large number of permit/employee parking south of the NJ TRANSIT line. 

 Off-Street Parking Occupancy by Parking Lot: Wednesday (October 23, 2019)

Capacity
10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm

Average10:00-
11:30am

11:30-
1:00pm 1:00-2:30pm 2:30-

4:00pm
5:00-

6:30pm
6:30-

8:00pm
# # % # % # % # % # % # % # %

North of NJ TRANSIT Line
Elmer Street 
Lot 47 25 53% 31 66% 36 77% 33 70% 31 66% 34 72% 32 67%

Waverly Green 
Lot 43 39 91% 42 98% 33 77% 35 81% 42 98% 43 100% 39 91%

Cook Avenue 
Lot 134 60 45% 79 59% 118 88% 104 78% 100 75% 117 87% 96 72%

Parking Lots 
North of NJ 
TRANSIT Line

224 124 55% 152 68% 187 83% 172 77% 173 77% 194 87% 167 75%

South of NJ TRANSIT Line
Green Avenue 
Lot 60 48 80% 48 80% 48 80% 41 68% 29 48% 28 47% 40 67%

Train Station 
Lot 82 76 93% 73 89% 75 91% 75 91% 66 80% 34 41% 67 81%

Maple Ave Lot 49 40 82% 38 78% 38 78% 37 76% 26 53% 15 31% 32 66%
Prospect 
Street Lot 126 126 100% 124 98% 121 96% 119 94% 100 79% 37 29% 105 83%

Kings Road 
Lot 202 166 82% 171 85% 166 82% 159 79% 135 67% 68 34% 144 71%

Parking Lots 
South of NJ 
TRANSIT Line

519 456 88% 454 87% 448 86% 431 83% 356 69% 182 35% 388 75%

Total 743 580 78% 606 82% 635 85% 603 81% 529 71% 376 51% 555 75%

On Saturday, overall parking occupancy peaked during lunch and dinner hours (39%). While the average parking 
occupancy of all counts north of the NJ TRANSIT line on Saturday was the same as the parking occupancy on 
Wednesday (75%), the average parking occupancy south of the NJ TRANSIT line was comparatively low (25%). 
Parking occupancy north of the NJ TRANSIT line peaked from 1:00pm to 2:00 pm (83%) and again at 7:00pm 
8:00 pm (92%) during lunch and dinner rushes. Similar to Wednesday, the Waverly Green Lot had the highest 
average parking occupancy (95%) out of all three lots. Parking occupancy south of the NJ TRANSIT line stayed 
relatively stagnant from morning to early afternoon, and decreased in the later afternoon and early evening 
periods. Similar to on-street parking capacity, Saturday’s off-street occupancy trends show greater utilization in 
the northern half of the study area and lower occupancy in the southern half of the study area due to the lack of 
employee parking on Saturdays. 
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Comparisons with BFJ Planning’s Off-Street Parking Occupancy Counts:

This section compares off-street parking occupancy data from SGB to a previous parking study conducted by BFJ 
Planning in 2016 to show changes of off-street parking demand. On Wednesday, SGB and BFJ both observed a 
drop in overall off-street parking occupancy during the 5:00 pm to 8:00 pm period. The average off-street parking 
occupancies for areas north and south of the NJ TRANSIT line on Wednesday were similar in SGB’s and BFJ’s 
counts (75% or more). Both SGB and BFJ saw the off-street parking occupancy north of the NJ TRANSIT line 
stayed relatively high and stagnant throughout the day on Wednesday, with the exception of a slight parking 
occupancy growth from 62% in the morning to 80% in the afternoon in SGB’s count. Off-street parking occupancy 
south of the NJ TRANSIT line declined in the evening for both counts, with a greater disparity between the 
afternoon and evening in SGB’s count (85% to 52%) than in BFJ’s count (93% to 80%). 

On Saturday, off-street parking occupancy peaked during the 1:00 pm to 4:00 pm period in both SGB’s and 
BFJ’s counts. The average parking occupancies were overall lower than the average parking occupancies on 
Wednesday in both counts, and both SGB and BFJ observed lower average parking occupancies south of the 
NJ TRANSIT line (27% for BFJ and 19% for SGB) than north of the NJ TRANSIT line on Saturday (79% for BFJ 
and 75% for SGB). While off-street parking occupancy north of the NJ TRANSIT line peaked during the 1:00 pm 
4:00 pm period in SGB’s count (83%), it peaked during the 10:00 am to 1:00 pm period instead in BFJ’s count 
(91%). Parking occupancy trends south of the NJ TRANSIT line were comparable between the two counts, and 
were overall much lower than the parking occupancy north of the study area. Off-street parking occupancy south 
of the Transit line stayed low (below 30%) in both counts, with SGB observing a lower occupancy in the evening 
(16%) than BFJ (24%). 

On-Street Parking Duration
In addition to a parking occupancy count, SGB also observed the duration of on-street parking on selected streets 
in the downtown area, namely Main Street from Green Village Road to Prospect Street, Central Avenue from 
Cook Avenue/Elmer Street to Main Street, Waverly Place from Main Street to Lincoln Place, Lincoln Place from 
Waverly Place to Prospect Street, and Prospect Street from Main Street to Lincoln Place. 

SGB noted the number of cars that were parked on the same street segment for more than one count interval. 
One count interval was approximately 90 minutes. Because all of the streets in the parking duration study area 
have a one-hour limit (with the exception of Lincoln Avenue and Waverly Place, which have a 90-hour limit), 
identifying the cars that occupied the same space for consecutive count intervals illustrates non-compliance with 
time-limit restrictions. The following table shows the percentages of parking spaces, out of total parking capacity 
on each street segment, that had parked cars over two or more consecutive count periods on both Wednesday 
and Saturday. 
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On-Street Parking Duration

Street Name From To Side
% of Spaces with Cars Parked Over 

Consecutive Count Periods
Wednesday Saturday

Central Avenue Cook Avenue Main Street W 17% 0%
Central Avenue Main Street Elmer Street E 10% 0%
Lincoln Place Waverly Place Prospect Street S 28% 3%
Lincoln Place Prospect Street Waverly Place N 33% 13%

Main Street Green Village 
Road Waverly Place S 50% 0%

Main Street Waverly Place Green Village 
Road N 46% 8%

Main Street Waverly Place Prospect Street S 42% 25%
Main Street Prospect Street Waverly Place N 31% 0%

Prospect Street Lincoln Place Main Street E 0% 0%
Prospect Street Main Street Lincoln Place W 0% 0%
Waverly Place Main Street Lincoln Place W 50% 25%
Waverly Place Lincoln Place Main Street E 59% 29%

As the table shows, Wednesday, as a whole, had higher percentages of spaces with cars parked over consecutive 
count intervals for all streets than Saturday (except for Prospect Street, which had zero percentages for both 
days). On Saturday, most streets had zero to less than 15 percent of parked cars over consecutive count intervals, 
with the exception of the southside of Main Street from Waverly Place to Prospect Street (25%) and both sides of 
Waverly Place from Main Street to Lincoln Place (25-29%). On the other hand, Wednesday, except for Prospect 
Street, had no streets with zero percentages, and half of the street segments had one-third or more of their spaces 
with cars that parked over consecutive count intervals. In particular, Waverly Place from Main Street to Lincoln 
Place and Main Street from Green Village Road to Waverly Place had the highest percentages, ranging from 45% 
to 60%, on Wednesday. Despite percentage disparities between Wednesday and Saturday, both sides of Waverly 
Place from Main Street to Lincoln Place and the south side of Main Street from Waverly Place to Prospect Street 
had relatively higher percentages on both days compared to the other streets – there were 40% to 60% of spaces 
with cars parked over consecutive count intervals on Wednesday and 25% to 30% on Saturday. 

While there were no cars that parked consecutively for more than two count periods on Saturday, there were a 
total of six cars that were parked in the same space for consecutively three intervals or more – one to two cars 
each on every street within the park duration study area except for Prospect Street. While the numbers are small, 
they are important to be pointed out in this study as the streets in the core downtown area have high parking 
demands and are not meant to be used as long-term parking. 

The following graphs show the distribution of cars that were parked over consecutive count periods over the 
course of Saturday and Wednesday: 

On Saturday, the number of cars that parked over consecutive count intervals were similar in the morning to early 
afternoon (18) and in the late afternoon to early evening times (14). The number of cars in the graph dropped 
significant in the afternoon because counts were not performed from 2:00 pm to 5:00 pm. However, it is notable 
that there are two cars that were parked in the same space from the 1:00 pm to 2:00 pm count interval to the 
6:00 pm to 7:00 pm count interval. 

On Wednesday, the number of cars that were parked over consecutive count intervals started at 12 cars in the 
morning to early afternoon hours, then stayed stagnant throughout the afternoon (8). The number of cars that 
were parked from late afternoon to evening significantly increased to 35 cars. 
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Comparison Charts of SGB and BFJ Off-Street and On-Street Parking Occupancy 
Data for Wednesday and Saturday

SGB On-Street Parking Occupancy: Wednesday (October 23, 2019)

On-Street
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 258 138 53% 145 56% 171 66% 151 59%

South of NJ 
TRANSIT Line 227 98 43% 66 29% 98 43% 87 38%

Total 485 236 49% 211 44% 269 55% 239 49%
BFJ On-Street Parking Occupancy: Wednesday (December 7, 2016)

On-Street
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 260 156 60% 133 51% 138 53% 140 54%

South of NJ 
TRANSIT Line 154 50 32% 54 35% 48 31% 51 33%

Total 414 205 50% 187 45% 186 45% 191 46%
SGB On-Street Parking Occupancy: Saturday (October 18, 2019)

On-Street
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 258 153 59% 186 72% 143 55% 156 61%

South of NJ 
TRANSIT Line 227 78 34% 71 31% 72 31% 73 32%

Total 485 231 48% 257 53% 215 44% 229 47%
BFJ On-Street Parking Occupancy: Saturday (December 3, 2016)

On-Street
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 260 180 69% 160 61% 148 57% 162 62%

South of NJ 
TRANSIT Line 154 66 43% 75 49% 32 21% 56 36%

Total 414 246 59% 235 57% 180 43% 218 53%
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SGB Weekday Off-Street Parking Occupancy: Wednesday (October 23, 2019) 

Municipal Lots
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 224 139 62% 180 80% 185 83% 174 78%

South of NJ 
TRANSIT Line 519 456 88% 441 85% 271 52% 389 75%

Total 743 595 80% 621 84% 456 61% 564 76%
BFJ Weekday Off-Street Parking Occupancy: Wednesday (December 3, 2016) 

Municipal Lots
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 224 177 79% 168 75% 177 79% 172 77%

South of NJ 
TRANSIT Line 500 460 92% 463 93% 400 80% 446 89%

Total 724 637 88% 630 87% 576 80% 618 85%

SGB Weekend Off-Street Parking Occupancy: Saturday (October 18, 2019)

Municipal Lots
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 224 145 65% 186 83% 170 76% 167 75%

South of NJ 
TRANSIT Line 519 107 21% 107 21% 82 16% 99 19%

Total 743 252 34% 293 39% 252 34% 433 58%
BFJ Weekend Off-Street Parking Occupancy: Saturday (December 7, 2016)

Municipal Lots
Capacity 10:00am-1:00pm 1:00pm-4:00pm 5:00pm-8:00pm Average

# # % # % # % # %
North of NJ 
TRANSIT Line 224 204 91% 175 78% 157 70% 178 79%

South of NJ 
TRANSIT Line 500 116 23% 151 30% 118 24% 134 27%

Total 724 320 44% 327 45% 275 38% 312 43%
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A7 - HISTORY OF MADISON
This Appendix describes the history of Madison in greater detail than the brief history that can be found in the 
Historic Preservation Element of the Master Plan. 

The land that today makes up the Borough of Madison was originally home to the Lenape people, who inhabited 
the area for thousands of years. Upon the arrival of Europeans, the Lenape traded with the Dutch and their colony 
of New Netherland. Even after the English conquered the land from the Dutch, the Lenape continued living in the 
region until the Treaty of Easton in 1758. The treaty stipulated that the Lenape give up all remaining land claims 
and vacate the Colony of New Jersey, in exchange for only 1,000 Spanish dollars.

European settlement of what is now called Madison first began around 1715. Early settlers to the area were typically 
Anglo-American Presbyterians, coming from Long Island, Elizabethtown, and Newark. They were attracted to the 
area because of its proximity to both fertile land and an available water supply, as well as because of the emerging 
ore industry in Northern New Jersey. These settlers built a cluster of homes along Ridgedale Avenue and Kings 
Road, establishing what came to be called the Village of Bottle Hill. They were anchored by the construction of 
the Presbyterian Church in 1745. While there are many stories explaining the reasoning for this name, one such 
story says that the first public house in the village had a bottle hung outside, marking the building for many of 
the inhabitants who were illiterate. This explanation is often attributed to Luke Miller, whose grandfather’s house 
dates back to about 1730 and is still standing at 105 Ridgedale Avenue. The Sayre House, built shortly after the 
Miller House in 1745, also remains along Ridgedale Avenue, at 31 Ridgedale Avenue.

Both of these houses served as quarters for the Continental Army during the Revolutionary War, who were 
garrisoned in the area during 1777. After the Revolutionary War, several other houses continued to be constructed 
in the Bottle Hill area. These small dwellings, called “East Jersey Cottages,” were typically one and half stories 
tall, with characteristic side gabling and clapboard siding. In 1801, the village was described as having about 20 
dwellings, most of which were located on either Kings Road or Ridgedale Avenue.

By the early 1800s, in addition to the Presbyterian Church, Bottle Hill also had a Catholic Church started by French-
speaking immigrants. The village also had a private school for young men called Madison Academy. Named after 
President James Madison, one of the academy’s founding trustees was Luke Miller. Around the same time, the 
increasing popularity of the temperance movement that advocated abstaining from alcohol inspired locals to want 
to change the village’s name. They had begun to be irked by the name “Bottle Hill,” which conjured up images 
of a town of drunks. Ultimately, the village’s name was changed in 1834 to “Madison” to honor the president and 
to acknowledge the academy.

Shortly after Bottle Hill became Madison, in 1837, the Morris and Essex Railroad opened a train station in the 
village. The railroad connected Madison with the greater New York area and with Morristown, and in doing so, 
changed the nature of the village. Commuting by train, a new concept at the time, allowed people to work in these 
larger centers, but to return to live in Madison. The impacts of the railroad on Madison should not be understated. 
Having direct rail access attracted new residents due to the ability for residents to commute to larger cities and 
towns for work. This commuting nature gave the village a distinctly residential feel. The train station also supported 
commercial development nearby, creating the downtown area we know today, defined by a walkable core filled 
with densely-built historic 19th century buildings. Development of the downtown continued to expand along Main 
Street, being anchored by its proximity to the train station. In 1916, the new Madison Train Station, still in use 
today at Kings Road between Green Avenue and Prospect Street, was constructed in the Gothic style.

The picturesque beauty of the landscape, along with the convenience of train travel, attracted many wealthy 
tycoons to the Madison area in the middle to late 19th century. Rich individuals working in New York City 
constructed lavish country estates in which they would spend weekends or a season. These homes, stretching 
from Morristown to Madison along Madison Avenue came to be known as Millionaire’s Row. Surviving mansions 
from the period include the Twombly Estate on Madison Avenue, built in 1895 in the Beaux Arts, Georgian Revival 
style, as well as Cecilhurst at 205 Madison Avenue, built in 1912 in the Neoclassical style. Not only did the 
presence of these mansions elevate the status of the area, they also required large numbers of staff to run and 
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maintain. Italian immigrants settled in Madison to apply their trades on the estates of Millionaire’s Row, specifically 
in landscaping and masonry, contributing to the cultural fabric of the area.

The gardening and landscaping abilities of Italian immigrants, applied in the homes of elite titans of industry, 
would prove to be an important development in the history of Madison. The first greenhouse began operating in 
1856 on the estate of Alfred M. Treadwell. From this moment, Madison grew to become a center of greenhouse 
cultivation, with dozens of growers utilizing greenhouses to cultivate roses, and the railroad to ship them to the 
New York City market. The rose industry was so important that at one point in the late 1800s, Madison had half a 
million square feet of glass being used for the greenhouses, and more than 30 rose-growers. The rose-growing 
industry declined in the mid-20th century due to a need for more housing and due to competition from Florida 
growers who could ship the roses by plane. The last commercial greenhouse was torn down in 1985 and replaced 
with a residential development, but is memorialized through a plaque on Garfield Avenue. That part of Madison’s 
history also lives on through its nickname, “The Rose City,” the Borough logo, and various street names such as 

“Greenhouse Lane” and “Rose Avenue.”

Around the time that Madison had received its moniker as “The Rose City,” Madison had a population of over 
3,000 people. In 1889, the village decided to secede from the rest of Chatham Township, and in doing so, officially 
became the Borough of Madison. This change in status enabled the Borough to elect a Mayor and Borough 
Council, but it also enabled the creation of a local water supply system to support the Borough’s growing population. 
Within five years, the Borough’s water and lights utilities were self-sustaining.

In 1866, Daniel Drew purchased about 1,000 acres of land known as “The Forest” for the purpose of founding 
Drew Theological Seminary. The property of the Drew Theological Seminary formerly belonged to William Gibbons, 
and on the property was the original Gibbons Mansion, renamed Mead Hall after Mr. Drew’s wife, Roxanna Mead. 
The Gibbons Mansion was completed in 1836, built in the Greek Revival style. The Hall served as housing for 
professors, as well as classrooms for the seminary. Today it serves as an administrative building. In the 1930s, 
the Rose Library was built as an adjacent structure to Mead Hall, mimicking the original Greek Revival design of 
Mead Hall and connected by a two-story breezeway. In 1928, the school expanded to become Drew University, 
offering undergraduate courses, and has since begun to offer graduate courses as well.

Much of the Borough’s historic sites and resources can owe their creation to the importance of philanthropy. 
The wide and welcoming nature of Waverly Place exists because of the donation of land in 1877, which allowed 
Madison to widen the street. Industrialist Daniel Willis James and his wife Elizabeth James are another example. 
Though they demolished several buildings in Madison for the construction of their summer mansion, they also 
created James Park in 1898 as a gift to the residents of Madison. A free public library, known now as the Madison 
Public Library, was constructed a year later in 1899. Now home to the Museum of Early Trades and Crafts, the 
building was constructed in the Richardson Romanesque style, resembling a church in its design and through 
its inclusion of Tiffany stained-glass windows. Yet another example can be seen through the work of Geraldine 
Rockefeller Dodge, the niece of John D. Rockefeller and the wife of the heir to the Phelps-Dodge industrial empire. 
Geraldine Dodge is responsible for the expansion of the James estate, renaming the property to “Giralda Farms” 
in 1917. St. Hubert’s Giralda animal shelter, Dodge Field, as well as land for commuter parking lots are all the 
result of gifts from Mrs. Dodge. Perhaps most important, though, is the Hartley Dodge Memorial Building at 50 
Kings Road, Madison’s Borough Hall, which was completed in 1935 as a memorial for her son. The Hartley Dodge 
Memorial Building, built in the Neoclassical style, contains polished bronze doors, a marble interior rotunda, in 
addition to the desk that President Abraham Lincoln used while in the House of Representatives. 

In the present, since there is little vacant land in the Borough, most new developments will involve the demolition 
of older buildings. Having already lost many important landmarks, such as the Barlow House at 23 Wilmer Street 
and Wisteria Lodge at 153 Madison Avenue, it was clear that it was necessary to balance the needs of future 
development with those of preserving historic sites. The Madison Historic Preservation Commission was created 
in 1993 with this in mind, as well as with the goal of preserving the 19th century buildings found throughout the 
downtown area, in what was established in 1991 as the Madison Civic Commercial Corridor Historic District. The 
HPC has been responsible for preservation efforts in the Borough, succeeding in saving the Luke Miller House, 
as well as getting the Bottle Hill Historic District placed on the National Register of Historic Places in 2005.
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Introduction 
The Borough of Madison is a small 
suburban community in southeast Morris 
County, New Jersey, about twenty-five 
miles west of New York City. Madison 
borders on five other municipalities: the 
boroughs of Florham Park and Chatham 
are to the north and east, the townships of 
Chatham, Harding and Morris are to the 
south and west.  
 
Madison is located on a ridge of land with 
low-lying wetlands on either side.1 This 
ridge provides a natural route between 
towns to the east in Essex County and 
Morristown to the west. 

 
Source: Susan G. Blickstein, LLC 

 
In 1804, the Morris Turnpike was established along the route of what is now Main Street. In 
1837 the Morris and Essex railroad was completed along this natural ridge through Madison. 
Being on the "main road", Madison developed earlier than many neighboring towns and was 
heavily influenced by its access to good transportation.  
 
Madison's growth accelerated after the Civil War. The railroad provided good transportation 
for its farm produce. Later it made possible the establishment of a flourishing rose growing 
industry, still commemorated in Madison's logo as The Rose City. The rose industry and the 
large estates in the area attracted working class people of all kinds.  
 
The Borough’s population grew rapidly in the 20th century, especially in the 1920's and 
following World War II. Growth has slowed since the 1960’s as the car replaced the train as 
the dominant form of transportation, and as farms were subdivided for housing. Madison today 
is a developed community with a thriving, mixed-use downtown, excellent schools, beautiful 
parks, several major employers, educational institutions, and built out residential 
neighborhoods.  
 
This document describes and presents existing conditions, and it is organized into four 
sections – Demographics, Land Use, Historic Preservation, and Trends. Findings from this 
analysis, along with results from various public outreach activities, including a community 
survey, stakeholder discussion groups and a virtual Open House Meeting, inform the goals 
and strategies that frame the 2020 Master Plan.  
 

 
1 https://www.rosenet.org/502/About-Madison 



Borough of Madison Master Plan | AppendixA9 - 63

 
 

 Page 63 
 

 
  



Borough of Madison Master Plan | Appendix A9 - 64

 
 

 Page 64 
 

Demographics 
This section examines various demographic data that are relevant to the development of a 
new master plan. The data describes demographic changes that have taken place in the 
Borough since 2000, 2010, and up to 2019 or the most recent year from which data is 
available.  

Population 
With little undeveloped land, the Borough’s population has remained relatively stable 
in the last 60 years. There are approximately 16,500 residents today, and in 1960 there were 
about 15,000 residents. Population projections indicate modest growth, with the population 
expected to grow to almost 17,000 in 2024. The growth rate is expected to outpace that of 
both Morris County and of the State of New Jersey, growing at 4.5% between 2019 and 2024. 
 

 
Source: U.S. Census Bureau 

Households 
Families account for 70% of the 5,450 households in the Borough. The average household 
size is 2.7 people and the average family size is 3.3 people. On average, owner-occupied 
households are larger than renter occupied households, at 3 and 1.9 people, respectively.  
 
Since 2000, the average household and family size have both increased by 7% from 2.5 to 
2.7 people, and family size has increased almost 9% from 3 to 3.3 people. 
 
The number of households with 4-or-more people has increased by 18% between 2000 and 
2017, while the number of single-person households (people living alone) has remained at 
26%. Almost half of all the single-person households are 65 years or older.  



Borough of Madison Master Plan | AppendixA9 - 65

 
 

 Page 65 
 

 
Source: 2000 U.S. Census and 2017 ACS 5-year estimates 

Age 
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 (45-64 years 
and 65+) increased as a percentage of total population. Meanwhile, younger adults between 
18-24 years and 25-44 years declined the most. The only population that has stayed relatively 
consistent are children under 18 years.   
 

 
Source: 2000 and 2010 U.S. Census, ESRI 2019 estimates 
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Race and Ethnicity 
While white residents still make up the majority of Madison, the Borough has become 
more diverse since 2000. The percentage of residents identifying as White decreased from 
almost 90% in 2000 to an estimated 83% in 2019. Residents identifying as Asian, Black, Other, 
and Two or More Races grew, albeit at a slower rate. Between 2000 to 2019, the share of the 
Hispanic population doubled from 6% to 12%. 
 
The foreign-born population makes up 14% of the total population in Madison. Of the foreign-
born population, 25% were born in Europe, 28% in Asia, 45% elsewhere in the Americas, and 
2.5% in Africa. Colombia is the place of birth for 16% of the foreign-born population, followed 
by China (9%), and Honduras (5%).  
 

 
Source: 2000 and 2010 U.S. Census, ESRI 2019 estimates 

Education, Income, and Employment 
Madison has well-educated residents and higher household incomes. Two-thirds of the 
adult population have a Bachelor’s or Graduate/professional degree. The proportion of 
Madison residents with a higher level of educational attainment has steadily increased since 
2000.  
 
The median household income ($139,000) is increasing and is higher than that of the County 
($115,000) and the State ($82,000). Almost half of households make $150,000 or more. The 
rising median household income in the Borough is reflected in the shift of household 
annual income distribution towards higher income ranges. While income ranges below 
$99,999 decreased and are all below 10% in 2019, the share of households in the $200,000 
or more range almost tripled from 2000 (12.0%) to 2019 (34.2%). The percentage of residents 
below the poverty level is about 6%. This is below the state average of 9.5% but higher than 
the county average at 4.7%.   
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Source: US Census Bureau, ACS 2006-2010, Esri 2019 Estimates 
 
Residents of Madison are employed in a range of industries. The biggest sectors in 2018 were 
education (20%), real estate (12%), retail trade (12%), and wholesale trade (12%). Of the 
industries for which there is data, the real estate sector experienced the largest growth by 
1368%, from 67 employees in 2010, to 984 employees in 2018, due largely to the 
redevelopment of 175 Park Avenue as the Realogy headquarters. On the other hand, the 
finance/insurance sector saw the largest decline (60%) in Madison, contracting from 455 
people in 2010 to 180 people in 2018.  

Housing 
As mentioned above, the housing supply in Madison is in general quite old. Most of the 
housing units in the Borough, over 60%, were constructed before 1960, and almost 30% 
before 1939. Less than 10% of total housing units have been built since 2000.      
 

Year Structure 
Built # of Units % of Units 

1939 or earlier 1,602 29% 
1940's 753 13% 
1950's 1,088 20% 
1960's 726 13% 
1970's 280 5% 
1980's 464 8% 
1990's 217 4% 
2000's 254 5% 
2010 to 2017 194 3% 
 5578 100% 

Source: U.S. Census Bureau 2017 ACS 5-year estimates 
 
Between 2008 and 2018, permits were authorized for 345 housing units, including 205 single- 
and two-family homes and 140 units in multi-family buildings. The majority of the new 
apartments are located at the Rose Hall development on Kings Road. New construction has 
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been partially offset by demolitions. Over the same period, 136 permits to demolish existing 
residential buildings, including three multi-family structures, were authorized. 2 
  

 
Source: New Jersey Department of Community Affairs 
 
Detached single-unit structures are the most common form of housing in the Borough. 
The 3,700 single-family homes in Madison represent two-thirds of all the Borough’s housing 
units. Including attached single-family units, all types of single-family housing units made up 
73% of the Borough’s housing stock. Two-family buildings represent 9% of housing structures. 
The remaining 20% comprises multi-family buildings with 3 or more housing units. 
 
There is a mix of owner-occupied and rental housing units. Almost 30% of Madison’s roughly 
5,600 housing units are for rent. Most renter-occupied units are one or two bedrooms, while 
most owner-occupied units contain three or four bedrooms.  
 
Half of households in the Borough are single-person or two-person but there is a limited 
supply of studio, one, and two-bedroom units. A comparison of household size and the 
number of bedrooms in residential units in Madison is shown in the following table. Household 
size to bedrooms is not a one-to-one relationship. For example, a bedroom may be used as a 
home office.  However, Madison has substantially more 3+ bedroom homes than 4- and 5-
person households. This suggests a mismatch between household size and number of 
bedrooms per housing unit.  
 

 
2 New Jersey Department of Community Affairs, https://www.nj.gov/dca/divisions/codes/reporter/ 
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Source: U.S. Census 2017 ACS 5-year estimates 

 
Home values and prices are high. The median home value in Madison is close to $700,000 
and the median price of homes currently listed in Madison is $849,5000. Rent is also high. 
Options are limited for those who don’t qualify for COAH units but are priced out of the current 
market. According to 2017 ACS Census data, the median gross rent was close to $1,650 per 
month. Rent for a two-bedroom apartment was estimated at $1,764, three-bedrooms were 
over $2,000, and a four-bedroom rental was $3,500. 
 
The Borough is attracting new residents. More than a third of residents have moved to 
Madison since 2010 and almost two-thirds (63%) of residents have moved in since 2000. Only 
20% of households moved to Madison prior to 1990. In addition, ownership and rental vacancy 
rates are low. On average only 200, or about 3%, of the Borough’s 5,500 housing units are 
vacant at any given time.  
 

 
Source: U.S. Census 2017 ACS 5-year estimates 
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Land Use 

Existing Land Use 
Existing land use was calculated using parcel data from Morris County and the NJ MOD-IV 
tax data.  
 
Madison Borough is 4.22 square miles (2,701 acres). Almost half of all the land area in the 
Borough is dedicated to residential uses, with most of this as single-family development. 
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 much 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.  
 
 

 
Source: NJ MOD-IV Tax Data 

 
Roads and transportation make up 406 acres or almost 15% of the Borough’s land. 
Commercial uses account for 11% or 318 acres of the Borough and are concentrated along 
Main Street and in the Giralda Farms campus. 
 
There are 16.5 acres of undeveloped, vacant land in Madison. Almost all of 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. 
 
The Existing Land Use Map illustrates the existing land use pattern in the Borough. 

Parks and 
Preserved Land

40%

Universities
31%

Madison BOE
12%

Municipal 
Property

8%

Private 
Recreation

6%

Private School
3%

Breakdown of Public and Quasi-Public Uses 
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Changes since the 1992 Master Plan 
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. As indicated in the following table, 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.3 In addition to an increase in public and quasi-public uses from 1991 
to 2019, single-family, 2- to 4-family dwellings, commercial uses, roads, and 
transportation saw increases in acreage.  
 
Over the same time, the number of acres dedicated to multi-family, 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 proportion of vacant land also 
decreased considerably from 48 acres to 16 acres.  
  1991 2019 Change 1991 to 2019 

  
Acres % of Total Acres % of Total Acres 

Difference 
Percentage 

Change 
Residential- 
Single Family 1171.9 44.3% 1211.0 43.8% 39.1 -1.2% 

Residential- 2-
4 Family 87.9 3.3% 96.4 3.5% 8.5 5.6% 

Residential- 
Multi-family 87.8 3.3% 70.4 2.5% -17.4 -22.9% 

Commercial 285.2 10.8% 318.0 11.5% 32.8 6.4% 
Mixed-Use 23.5 0.9% - - - - 
Industrial 
Total 17.1 0.6% 2.9 0.1% -14.2 -82.8% 

Transportation 50.2 1.9% 61.3 2.2% 11.1 16.6% 
Public & 
Quasi-Public 561.7 21.2% 618.2 22.3% 56.5 5.4% 

Vacant Land 48.2 1.8% 16.5 0.6% -31.7 -66.8% 
<Null>  - - 26.0 0.9% - - 
Roads 313.5 11.8% 345.5 12.5% 32.0 5.9% 
TOTAL 2,647  2,766  119.1  

 
 
 
 
 
 
 
 
 
 

 
3 The rest of the difference in acreage has to do with more accurate tax maps and mapping in general and 
greater clarity re: property lines related to Route 24 and the NJ transit Morris & Essex line. 
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Zoning 
The Borough is divided into 20 zoning districts. There are nine residential zones. 

● R-1 Single-Family Residence Zone 
● R-2 Single-Family Residence Zone 
● R-3 Single-Family Residence Zone 
● R-4 Two-Family Residence Zone 
● R-5 Multiple-Family Residential Zone 
● R-5A Multifamily Residential Zone 
● R-6 Single-Family Attached and Patio 

Homes Residence Zone 
● RC Single-Family Residential Cluster Zone 
● R-PH Residential-Public Housing 
● R-SH Senior Citizen Housing Zone 

● P Professional Office Zone/Residential 
● CBD-1 Central Business District Zone 
● CBD-2 Central Business District Zone 
● Gateway I Zone 
● Gateway II Zone 
● CC Community Commercial Zone 
● U University Zone 
● OR Office-Research Zone 
● POR Private Outdoor Recreation Zone 
● PCD-O Planned Commercial 

Development-Office Zone 
● OSGU Open Space/Government Use 

Zone 
 

DRAFT 
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Mobility 
There are almost 67 miles of roads in the 
Borough of Madison. A majority (86%) 
are under municipal jurisdiction. Morris 
County is responsible for paving and 
plowing five roads in Madison - Central 
Avenue, Green Village Road, Loantaka 
Way, Park Avenue, and Shunpike Road. 
The New Jersey Department of 
Transportation maintains Route 124 also 
known as Main Street and Madison Avenue 
in Madison.  
 
Madison is served by NJ TRANSIT’s Morris 
and Essex Morristown Line, with service to 
NY Penn Station and Hoboken. NJ 
TRANSIT bus routes 873 (Greystone-
Morristown- Livingston) and 878 (Convent 
Station to Florham Park) make stops in 
Madison.  
 
Regional motor vehicle access to the 
Borough is provided by NJ Route 24. 

 
Source: Susan G. Blickstein, LLC 

 

 
Source: NJDOT 
 
In 2013, the Borough adopted a Complete Streets Policy and Policy Manual. Complete 
Streets are designed for all users, all modes of transportation, and all ages and ability levels. 
They balance the needs of drivers, pedestrians, bicyclists, transit riders, emergency 
responders, and goods movement based on local context. A Complete Streets approach to 
planning, designing, and operating roadways makes the transportation network safer and 
more accessible for everyone.  
 

57, 86%

5.5, 8%
4, 6%

Roadway Jurisdiction in Madison, NJ by miles, %

Local Road
County Routes
State Highway
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Journey to Work 
The means of transportation to work is similar from 2000 to 2017. A majority (73%) of 
residents drive to work, 11% take public transit, 7% walked, and another 7% worked 
from home.  Very few people reported bicycling to work. However, there are limitations to the 
data. The Journey to Work data survey takes place during one week in April, focuses 
exclusively on commute mode, and limits responses to a single mode. It does not include 
other trips (social, school, shopping) that are often taken by walking or bicycling or trips that 
are split between modes, such as walking or riding to the train station. 
 

Means of Transportation to Work 
Year 2000 2010 2017 
Car, truck, or van 75.6% 70.9% 72.8% 
     Drove alone 68.5% 64.9% 66.2% 
     Carpooled 7.1% 6.0% 6.6% 
Public Transit 9.2% 14.3% 11.2% 
Bicycle 0.4% 0.5% 0.1% 
Walked 9.4% 5.8% 7.1% 
Taxi, Motorcycle, 
and Other Means 0.4% 0.7% 1.1% 

Worked at home 5.0% 7.7% 7.7% 
Source: US Census Bureau, ACS 2006-2010, 2013-2017 Estimates 

Job Inflow and Outflow 
Employment inflow and outflow analyses highlight the movement of workers commuting into 
and out of Madison. In 2017, there were almost 6,000 people employed in Madison and 
over 7,300 workers living in Madison. About 5,300 people commute from outside Madison 
to jobs within the Borough. Almost 700 (or 9%) residents both live and work in Madison. The 
top employment destinations for Madison residents are New York City (12%), Florham Park 
(5%), and Morristown (4%). 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Source: U.S.Census Bureau, Center for Economic Studies 
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Downtown Parking  
The parking situation in downtown 
Madison has been studied diligently over 
the past 40 years, going back to a series of 
reports prepared by Project for Public 
Spaces (PPS) in the 1980s that were 
instrumental in guiding various downtown 
improvements to maintain and increase the 
commercial vitality of Madison. After the 
1980s, downtown parking was broadly 
addressed in various reports with one 
inventory and utilization study prepared in 
1997. In 2017, the “Madison Downtown 
Revitalization Study” was completed which 
includes a downtown parking inventory, a 
survey on parking occupancy, and a 
discussion of issues, opportunities and 
recommendations for downtown parking. 
Most recently, SGB conducted counts of 
downtown on-street spaces and public lots 
in October 2019. Since then, the Borough 
has reorganized its permit procedures and 
space assignments in municipal lots and 
modified some of the time limits for on-
street parking. 

 

 

Parking Inventory 
• The 485 on-street parking spaces within the downtown are free (unmetered).  
• Time limits and hours of enforcement range from 15 minutes on Lincoln Place in 

front of the Post Office, to a maximum of four hours on Green Village Road.  
• On-street parking regulations are generally in effect between the hours of 7:00 or 

8:00am and 7:00pm. 
• There are eight municipal parking lots that serve the downtown area with a total of 

872 spaces.4 
• Depending on the lot and time of day/day of the week, parking may be free, paid, 

and/or require a permit, with various permit categories.  
Findings from the October 2019 count include: 

• On-street parking occupancy on a weekday builds in the late morning, and peaks 
during lunch and dinner hours. 

• Average on-street parking occupancy for all counts north of the train line was 59% 
compared to 38% average occupancy south of the train line. 

• Saturday occupancy trends show greater utilization of on-street parking in the 
northern half of the downtown area and lower occupancy in the southern part, with 
61% and 32% average occupancy, respectively. 

• The weekday, average off-street occupancy for all public lots was 75%.   
• On Saturday, parking occupancy peaked during lunch and dinner hours. The 

average parking occupancy north of the NJ Transit line was 75%; the average 
parking occupancy south of the NJ Transit line was comparatively low at 25%. 
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Roadway Characteristics 
The roadway network in Madison can be described as a hub and spoke system with the 
downtown at the center. The “spokes” are many of the primary routes of travel and include 
Park Avenue, Ridgedale Avenue, Greenwood Avenue, Central Avenue, Rosedale Avenue, 
Prospect Street, Green Avenue, and Green Village Road. 
 
According to the Street Inventory Table in the Borough’s 2013 Complete Streets Policy 
Manual: 

● The majority of streets are posted at 25 miles per hour and have light traffic volumes 
with fewer than 2,000 vehicles per day.  

● Main Street, Park Avenue, and Shunpike Road have the highest traffic volumes, up to 
14,000 vehicles per day.  

● Loantaka Way, Ridgedale Avenue, Green Village Road, and Kings Road are 
categorized as having moderate traffic volumes with up to 11,000 vehicles per day.  

● Brooklake Road and Woodland Road have low to moderate traffic volumes of up to 
8,000 cars a day.  

● Almost 70% of the Borough’s roadway miles are streets measuring 30’ or less from 
curb to curb.  

Bicycle and Pedestrian Facilities 
The existing pedestrian and bicycle networks in the Borough are good and are continuously 
being expanded through the implementation of the Borough’s Complete Streets Policy. The 
Borough began implementing its bike network in 2005. The Borough has recently constructed 
new trails at Summerhill Park and the Madison Recreation Complex (MRC). The pedestrian 
environment in the downtown area is comprehensive with varying width sidewalks, street 
furniture, and crosswalks.  

Crash Analysis 
Borough-wide crash data was obtained from the New Jersey Division of Highway Traffic 
Safety over the 5-year period from 2014 to 2018. The data gathered indicate where the 
crashes took place, under what conditions, their severity, as well as a variety of other factors. 
During this period in Madison, there were 1,182 total crashes, and of those, 51 involved a 
pedestrian or a cyclist, resulting in 2 pedestrian fatalities. The number of crashes per year 
and the number of pedestrian and cyclist crashes per year are at their lowest point 
since at least 2014 and are trending downward. 
 

 
4 For more on Borough Parking Lots, Street Parking, and Parking Permit Types, visit the Borough’s website 
https://www.rosenet.org/1153/Parking 
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Source: NJ Division of Highway Traffic Safety, Numetric database 

Injuries 
Between 2014 and 2018, out of the 1,182 total crashes in Madison, there were 246 injuries 
and 2 fatalities. Pedestrians and bicyclists are more vulnerable in a crash. Of the 51 
pedestrian- and bicyclist-involved crashes, 90% resulted in injury or possible injury. Both fatal 
crashes were pedestrians.  
 

 
Source: NJ Division of Highway Traffic Safety, Numetric database 

Crash Characteristics 
Approximately, 80% of crashes occurred during the day, and 82% on dry roads. Only 12% 
occurred while there was rain or snow and 13% while it was dark.  Unsafe speeding only 
accounted for 4% of crashes, and driver inattention was a factor in 27% of crashes. Of the 
driver actions that immediately led up to a bicycle and pedestrian crash, 33% were going 
straight ahead, while 43% were making a left turn. The cause of the crash was the driver’s 
failure to yield the right of way to the pedestrian or cyclist in 59% of cases.  
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Crash Locations and Hot Spots 
Most crashes occurred on municipal roadways, followed by state and then county. Pedestrian 
and bicyclist crashes were more likely to take place within an intersection. Almost 60% 
of bicyclist and pedestrian crashes took place at an intersection, compared to just over a third 
of all crashes.  
 

 All Crashes Bike/Ped Crashes 
 # of crashes % of crashes # of crashes % of crashes 
State 396 34% 17 33% 
Municipal 511 43% 28 55% 
County 195 16% 5 10% 
Private 72 6% 1 2% 
Other 8 1% 0  0% 
Total 1182 100% 51 100% 

Source: US Census Bureau, ACS 2006-2010, 2013-2017 Estimates 
 
 
Downtown is a center of activity with high volumes of pedestrians, bicyclists, and motor 
vehicles. It is also a crash hot spot, especially for pedestrians and bicyclists. Almost half (22 
of 51) of crashes involving pedestrians and bicyclists occurred in the downtown, including the 
two fatalities.  
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Historic Preservation 

History of Madison 
Madison, long inhabited by the Lenape people, was first settled by Europeans in 1715 with 
the establishment of Bottle Hill around today's Ridgedale Avenue and Kings Road. In 1730 
and 1745, respectively, the Luke Miller House at 105 Ridgedale Avenue and the Sayre House 
at 31 Ridgedale Avenue were constructed. Both vernacular-style homes are still standing and 
are on the National Register of Historic Places, situated within the Bottle Hill Historic District 
along Ridgedale Avenue. In the following centuries, Madison’s local boundaries would 
change, first being made part of Hanover Township in 1739, then part of Chatham Township 
in 1806. In 1834 the village was renamed to Madison, and then in 1889 it seceded from 
Chatham Township to become Madison Borough.  
 
The population of Madison grew rapidly due to the development of the railroads, with the 
Morris and Essex Line being one of the first commuting lines in the country. This attracted 
wealthy families to the area, as well as the rose-growing industry, for which the Borough got 
its nickname, “The Rose City.” The downtown near the train station became a center for 
business and shopping, and with this came the rise of brick buildings, which are today part of 
the Madison Civic Commercial Historic District. The railroad also attracted immigrant groups, 
with Black, Irish, German, and Italian people all coming to Madison during the 19th century. 
Notable buildings on the National Register that were built during this period are the 
Romanesque-style Webb Memorial Chapel, James Library, and James Building. The train 
station itself, to which the Borough owes at least some of its prominence, has also become a 
protected historic landmark, being constructed in 1915 in the Gothic Style. The Hartley Dodge 
Memorial Building was constructed in 1933 in the Neoclassical style and serves as Borough 
Hall.5  
 

  
James Library. Source: Susan G. Blickstein, LLC Hartley Dodge Memorial Building. Source: Susan G. 

Blickstein, LLC 
 

 
5 Adapted from “1992 Borough of Madison Master Plan” and from rosenet.org “History” and “Historic Properties” 
webpages. 
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Historic Preservation Ordinance 
Madison’s Historic Preservation Zoning Ordinance (Chapter 112 Historic Preservation) was 
first enacted in 1993.  The purpose of the ordinance is to assist implementation of the historic 
preservation element of the Master Plan, to provide guidance in achieving preservation of 
historic resources in the designated Historic District and to advance the following public 
purposes: 

A. To promote the use of historic districts for the education, pleasure and welfare of the 
citizens of the Borough and its visitors and to promote civic pride in the Borough's 
historic resources. 

B. To foster private reinvestment in the historic district and sites and balance the 
purposes of historic preservation with current needs. 

C. To encourage preservation of sites of historic, archaeological, cultural, social and 
architectural significance. 

D. To encourage the continued use of historic sites and to facilitate their appropriate 
reuse. 

E. To maintain and promote an appropriate and harmonious setting for existing historic 
resources within the Borough. 
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F. To recognize and preserve historic resources in the Borough as an essential element 
of municipal character and identity which contributes to the reputation of Madison as 
a place of beauty and architectural value. 

G. To encourage appropriate alterations to historic sites and new construction which is in 
keeping with the character of historic districts and sites. 

Historic Sites and Districts 
The Historic Preservation Ordinance establishes the process for designating historic 
resources. Proposals for designation can be made by the Historic Preservation Commission 
(HPC) or interested parties. Upon review and approval of the proposed site or historic district 
by the HPC, the nomination is forwarded to the Planning Board for consideration. Upon review 
and approval by the Planning Board, the site or district nomination is sent to the Borough 
Council for adoption to amend and supplement Borough ordinances.  
 
The 2015 Cultural Resources Inventory6 provides a detailed description of the historic 
resources, sites, and features within the County. Based on the findings of the Cultural 
Resources Inventory, the Borough of Madison’s historic resources are grouped into Historic 
Districts and Historic Resources. Historic Districts are groups of sites which hold architectural 
significance and share a common history. Historic Resources are an area of designed 
landscape or structure, which include buildings, sites, structures, streetscapes, or objects. 
 
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 
Preservation Ordinance. Both are delineated and described in the Master Plan and are set 
forth on the Zoning map. They are both listed on the State and National Registers of Historic 
Places. 

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 along the first several blocks of Ridgedale Avenue. 
Ridgedale is a two-lane, tree-lined road. The district is entirely residential in character. 
Settlement began circa 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.  

Madison Civic Commercial District 
The Madison Civic Commercial District includes much of downtown as well as Borough Hall 
and the train 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.  
 
 

 
6 https://www.rosenet.org/DocumentCenter/View/3649/2014-108-Madison-Report-10-15-2015?bidId= 
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Historic Preservation Commission  
Madison’s Historic Preservation Ordinance establishes Madison’s Historic Preservation 
Commission (HPC), which oversees the identification, designation, and protection of Borough 
historic resources. The HPC consists of seven volunteer members and two alternate members 
with demonstrated interest in local history and architecture. According to the HPC’s website, 
the Commission must have at least one member who owns property in the Madison Civic and 
Commercial Historic District, one member who owns property in the Bottle Hill Historic District, 
one member who is knowledgeable in building design and construction or architectural history 
and who may reside outside the municipality, and one person who is knowledgeable of or who 
has a demonstrated interest in local history and who may reside outside the municipality. 
Responsibilities of the HPC include: 
 
1. To identify, record and maintain a system for survey and inventory of all buildings, sites, 

places, improvements and structures of historical or architectural significance based on 
the Secretary of the Interior's Standards and Guidelines for Archaeology and Historic 
Preservation (Standards and Guidelines for Identification) and to aid the public in 
understanding their worth, methods of preservation, techniques of gathering 
documentation and related matters 

2. To 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. 

3. To advise the Planning Board on the inclusion of historic sites and landmarks in the 
recommended capital improvement program. 

4. To participate in the Technical Coordinating Committee and advise the Planning Board 
and Zoning Board of Adjustment pursuant to NJ.S.A. 40:55D-110. 

5. To provide written reports pursuant to N.J.S.A. 40:55D-111 on the application of the 
Zoning Ordinance provisions concerning historic preservation. 

6. To carry out such other advisory, educational and informational functions as will promote 
historic preservation in the Borough. 

Planning and Zoning Applications 
The HPC provides advice to the Planning Board and Zoning Board of Adjustment on every 
application for development or zone change request submitted to either Board for 
development in historic districts or on historic sites designated on the Zoning Map. Currently, 
only the two historic districts are designated on the Zoning Map. On all matters referred to the 
HPC which require approval by the Planning Board or Zoning Board of Adjustment, the 
recommendations of the HPC are advisory in nature. Applications that require approval by the 
Planning or Zoning Boards are required to obtain a certificate of historic review for properties 
within a historic district for demolition, additions to or new construction of a principal or 
accessory building or structure, and/or changes in exterior appearance. The HPC uses the 
Secretary of the Interior’s Standards for Rehabilitation of Historic Buildings when reviewing 
such projects. 
 
  



Borough of Madison Master Plan | AppendixA9 - 87

 
 

 Page 87 
 

Trends 
Updating a Master Plan is an opportunity to address key challenges, bring contemporary land 
use planning concepts and approaches into focus to refine Madison’s trajectory. Since the 
1992 Master Plan, major shifts have occurred that influence land use policy and development, 
including resiliency and sustainability, pandemic response strategies, smart growth, Complete 
Streets, e-commerce, smart city technology, health/equity concerns, and placemaking.  

Resiliency and Sustainability 
Extreme weather, including more severe 
and frequent storm events and high heat 
days, will impact lives and property and 
disrupt travel. Resilience is “the capacity of 
individuals, communities, institutions, 
businesses, and systems within a city to 
survive, adapt, and grow no matter what kind 
of chronic stresses and acute shocks they 
experience.”  

Source: EPA 
 

Broad consensus has emerged that climate resilience is a critical aspect of ensuring a 
sustainable future. Changes to climate and resultant weather patterns are expected to 
continue throughout this century and have serious consequences for communities, 
infrastructure, and environmental resources. It is important to reduce vulnerabilities and 
minimize damage to property and public assets through a range of strategies, including green 
infrastructure, maintaining tree canopy, minimizing impervious coverage, and encouraging 
building techniques and systems with lower energy demands.  
 
Developing plans for transit-oriented development, designing walkable streetscapes, and 
facilitating energy efficient building design, can help reduce energy consumption and enhance 
air quality. New Jersey’s 2019 Energy Master Plan (EMP) sets an ambitious goal of setting 
New Jersey on the path to 100% clean energy by 2050. This will require significant shifts in 
the state’s power, transportation, and waste systems, as well as reducing the carbon footprint 
of buildings. 
 
 

 
Environment, economy, and equity form the 
“Three E’s” of a sustainable society. 

According to the Together North Jersey 
Sustainability and Resilience Toolkit,7  local 
planning is critical to supporting and advancing 
state sustainability goals and objectives, as well as 
improving quality of life for local residents and 
creating communities that are attractive to 
businesses and visitors. The planning process is an 
opportunity to take stock of environmental 
resources and comprehensively consider the 
current and long-term impacts of human activity on 
the environment. The planning process establishes 
goals and objectives for ensuring a healthy 
environment for all community members and 
proposes corresponding strategies.  

 

 
7 https://togethernorthjersey.com/tnj-sustainability-toolkit/sustainability-element-resilience-planning/ 



Borough of Madison Master Plan | Appendix A9 - 88

 
 

 Page 88 
 

Pandemic Response 
While the long-term effects of the COVID-
19 coronavirus pandemic on planning are 
unknown, it is important to consider how 
pandemics could impact behavior and the 
built environment. From a planning 
perspective, it is crucial to ensure that 
decisions, policies, and recovery 
strategies do not exacerbate existing 
inequalities and challenges that COVID-
19 has exposed, but instead, position 
Madison to emerge from this health 
crisis, stronger, more equitable and 
resilient than before. This section 
includes some potential impacts of 
COVID-19 and strategies for recovering 
and adjusting to the changes as a result of 
the pandemic. 
 
Those studying COVID-19 see potential 
for re-suburbanization, movement of 
people and families from cities to suburbs. 
It is important to consider possible 
population influx and demographic change 
in future planning decisions. The onset of 
COVID-19 forced many businesses, 
governments, and other organizations to 
allow employees to work remotely. A more 
permanent shift to remote work or split 
shifts can happen as employers realize 
that operations can continue with 
employees working from home and people 
not wanting to return/travel to work, even 
when cities reopen and recover. Increased 
telework can lead to changes in home 
designs, such as desires for more private 
outdoor spaces, balconies, and porches, 
and changes to neighborhood composition 
and land-use requirements – incorporating 
new amenities, infrastructures, and 
spaces that accommodate live, work, play 
needs in residential neighborhoods. 
Telework may also result in reductions in 
peak hour car travel, opening up 

Planning for a post-pandemic world 
Potential impacts include: 
• Growth in suburbs due to out-migration of 

cities; 
• More balconies, decks, porches and other 

outdoor amenities; 
• More walking and bicycling/more 

sidewalks and bicycle facilities, including 
designation of slow streets, streateries, 
and streets closed to motorized vehicles; 

• More working remotely, resulting in 
shifting traffic patterns and potential 
reductions in peak hour traffic; 

• More parks and plazas, including both 
temporary public spaces created from 
parking lots, parking spaces and other 
underused facilities and potential for 
longer-term improvements to make 
temporary plazas permanent; 

• More demand for curb management, 
including designating curbside pick-up 
zones, and temporary or permanent 
parklets (outdoor dining or retail 
extensions into designated off-street 
parking spaces); and, 

• More digital/virtual forms of community 
engagement. 
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opportunities to reallocate or rethink street 
space. In addition, requirements for social 
distancing have led to an increase in and 
growing comfort with virtual forms of 
engagement. Building a resilient digital 
infrastructure will help the Borough support 
increased levels of digital/online activity.    
 
Furthermore, COVID-19 revealed that 
outdoor green spaces/parks and public 
spaces/plazas are important not only for 
people’s physical and mental wellbeing, 
but also for economic recovery, safe social 
gatherings, and civic engagement. Having 
a more holistic approach to preserve and 
expand outdoor green and public spaces 
will contribute to greater resiliency in the 
Borough. 

 
 
Source: NACTO (2020). “Streets for Pandemic: 
Response and Recovery. 

 
Streets will need to be reconfigured so that people can travel and access various 
services in a safe manner. It is expected that walking, bicycling, and other non-motorized 
modes of transportation will increase; therefore, there will be a need to implement traffic 
calming measures and improve and expand bicycle/pedestrian facilities and infrastructure. 
In the long-term recovery phase, developing effective curb management practices and 
creative sidewalk uses will help to maintain social distance/public health guidance in the 
public realm. For instance, designating zones for restaurant pick up and deliveries and 
parking spaces for essential service providers, shifting parking and loading areas away from 
the curb, relaxing parking enforcement, and converting some parking spaces into parklets 
are some ways to avoid overcrowding curbside and parking areas. Sidewalks can be 
expanded by narrowing or converting parking spaces and motor vehicle lanes into 
pedestrian spaces. Wider sidewalks can facilitate physically-distant travelling for 
pedestrians and provide spaces for outdoor seating. In addition to physical improvements, 
establishing clear goals and metrics, engaging with relevant stakeholders and advocates, 
and adapting to new changes are also crucial in the Borough’s recovery process from the 
lasting impacts of COVID-19.   
 
Sources:  
 
Hurtado, P. (2020). “A Necessary Paradigm Shift in How We Use Urban Space.” American Planning Association, 
www.planning.org/blog/9200400/necessary-paradigm-shift-in-how-we-use-urban-space/. Last accessed, 17 
June, 2020. 
 
Lipscomb, D. and Pérez, B. (2020). “Curbside Management in a Recurring Emergency Scenario: A Municipal 
Perspective.” Transportation for America, http://t4america.org/2020/05/06/curbside-management-in-a-
recurring-emergency-scenario-a-municipal-perspective/. Last accessed, 17 June, 2020.  
 
NACTO (2020). “COVID-19: Transportation Response Center.” https://nacto.org/program/covid19/#tools. Last 
accessed, 17 June, 2020.  
 
NACTO (2020). “Streets for Pandemic: Response and Recovery.” 
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Health and Equity 
Planning in the United States originated with a public health focus and joined public health in 
the shared purpose of urban reform and disease prevention. However, the two professions 
diverged with planning focused on the built environment while public health professionals 
narrowed in on biomedical causes of disease and disability. Among the unfortunate results of 
this divergence was a tendency to discount the public health implications of planning 
decisions.  
 
The built environment impacts all aspects of our health. An integrated approach to 
planning considers the health implications of the field of planning. Do zoning regulations 
impact residents’ physical, social, and emotional health? Is the health impact of new 
infrastructure part of the conversation? Does the built environment support or hinders active 
living? Do neighborhoods have sidewalks, bike lanes, and calm traffic? Are there trees, parks, 
and trails that are safe and accessible for everyone? 
 
Local governments are beginning to include goals and objectives that promote public health 
into their comprehensive plans. These long-term plans impact how people make choices of 
where to live and how to get around, their ability to access healthy foods and opportunities for 
physical activity, and affect broader issues of social equity, clean air and water, and more.  

  
Source: Tacoma-Pierce County Health Department 

Complete Streets 
Complete Streets are designed for all users, all modes of transportation, and all ability levels. 
They balance the needs of drivers, pedestrians, bicyclists, transit riders, emergency 
responders, and goods movement based on local context. A Complete Streets approach to 
planning, designing, and operating roadways makes the transportation network safer and 
more efficient for everyone.  
 
Benefits of Complete Streets include: 

• Health: encouraging active transportation like walking and bicycling 
• Safety: reducing severity and frequency of crashes 
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• Equity: providing safe, comfortable and affordable options to people who cannot or do 
not drive 

• Environmental: reducing traffic and pollution and integrating trees and landscaping 
into the streetscape 

• Livability: streets that are attractive and accessible for all users help define a 
community’s identity, encourage a vibrant street life, and provide a sense of pride for 
residents and visitors 

• Transportation Choice: providing people a variety of travel options beyind the 
personal car, allowing for more multi-modal travel 

• Economic: encouraging shopping local, increasing neighboring property values, and 
spurring private investment 

 
Communities across the country are realizing the ‘green’ potential of their streets. Green 
Streets use green infrastructure practices installed within the public right-of-way to manage 
stormwater while preserving the primary function of a street as a conduit for vehicles, 
pedestrians, bicyclists, and transit riders. Green infrastructure practices enable stormwater 
and melting snow to soak into soils near where they fall, keeping polluted runoff out 
of the storm and sewer system to improve water quality while minimizing localized flooding. 
Permeable pavements, stormwater planters and tree pits, bioswales, and rain gardens are 
examples of Green Street practices. These features can be placed along sidewalks, bike 
lanes, vehicle lanes, road shoulders, curb extensions and in parking spaces 

Placemaking 
There is a growing movement to create public spaces that promote people’s health, 
happiness, and well-being. Placemaking is a multi-faceted approach to the planning, design 
and management of public spaces. Placemaking capitalizes on a local community's assets, 
inspiration, and potential, with the intention of creating public spaces that promote people's 
health, happiness, and well-being. 
 
Placemaking includes re-imagining how the spaces between buildings as well as streets, our 
most common public space, can better serve people and create a sense of community. 
Placemaking process strengthens connections between people and the places they share, 
fostering a sense of belonging, community, and pride. 
 

 
Somerville Pedestrian Street. Source: The New York Times 

 
Princeton Parklet. Source: Arts Council of 
Princeton 
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E-Commerce 
Online shopping is changing the nature of retail. As consumers increasingly buy online, 
technology is changing the shape of communities, reducing demand for retail space, and 
increasing freight congestion. 

Smart City Innovations 
The rollout of 5G internet infrastructure is in progress. 5G requires small cell sites every 
few hundred feet and raises questions about how private companies operate in the public 
realm. 
 
Solar energy is gaining momentum. It is critical that solar projects are properly sited to 
protect open space, natural lands, and ecosystems. Protecting the aesthetics of historic 
districts is also a concern in some communities. 
 
Growth in electric vehicles. The State is encouraging electric vehicle adoption in order to 
reduce emissions. This requires installation of electric vehicle charging infrastructure. 
 
More automated features are being integrated into cars. Automated vehicles (AVs) have 
the potential to increase efficiency, reduce the need for parking close to destinations, and 
improve safety but will require changes to our built environment. 
 
Growing demand for Transportation Network Company (TNC) services like Uber and 
Lyft. This has the potential to reduce car ownership but also increase congestion. 
 
Rise of electric micro-mobility. The adoption of e-bikes and e-scooters could replace car 
trips and reduce environmental harm but the transportation system needs to be designed to 
safely accommodate these uses. 
 

 
Source: IoT Agenda 
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