
Borough of Madison  
Hartley Dodge Memorial 
50 Kings Road 
Madison, NJ 07940  

May 14, 2021 

Joseph Santoro, Chair 
Board of Adjustment 
Borough of Madison 
Hartley Dodge Memorial 
50 Kings Rd. 
Madison NJ 07940 

Dear Mr. Santoro, 

The MEC has reviewed the site plans for 306 Main Street pursuant to its mandate. The Preliminary 
Environmental Checklist was missing from our packet; we may have additional comments when that is 
received. 

Overview:  
This is an adaptive reuse project with the environmental benefits of reducing construction resources, 
decreasing impervious coverage and increasing stormwater effectiveness through larger capacity pipes. 
We offer the following recommendations to further align the project with the goals of the Madison Master 
Plan and the NJ Energy Master plan. 

MEC Comments 

1. Energy/Utilities 
We are interested to know more about the energy efficiency of this building and whether the applicant has 
taken measures to reduce its impact. Since 66% of Madison’s carbon footprint comes from the built 
environment, the MEC recommends: 
• Windows, insulation, roof color and other building materials be reviewed to see where energy savings 

can occur. AC units should have a high energy efficiency rating.  
• Electric heat pumps and a light colored or reflective roof are advised. 
• Design plans should include the necessary wiring and infrastructure so the building can be powered 

with 100% electricity for heating, cooling, appliances etc. 
• This infrastructure will “future proof” the building and eliminate the need for expensive 

retrofits as New Jersey passes clean energy electrification (see NJ Energy Master Plan notes 
below). 

• Indoor and outdoor plans should include energy conservation features such as energy-efficient 
appliances, smart thermostats, motion sensor lights, dimmers and timers.  

• Outdoor bulbs should be yellow toned, not white/blue for both human health and wildlife protection).  
• Design plans should demonstrate that the building is solar ready and photovoltaic panels can 

successfully be installed either now or in the future. 

2. EV Charging/Parking 
Parking areas should include either EV charging spaces or conduit channels so that the building will be 
“EV ready” as consumers make the switch from gasoline-powered vehicles. 
• NJ has an aggressive goal of 330,000 electric vehicles by 2025. 

3. Water usage and aquifer protection 
• Can green infrastructure be included in the stormwater plan? 
• Can low-flow toilets, waterless urinals, and water saving appliances be specified to reduce water 

usage and protect Madison’s aquifer? 
• If landscaping is irrigated, can drip irrigation (with a timer) be installed? 
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4. Vegetation 
The landscaping plan includes non-native species and one invasive: Spirea X Bumalada. Please our 
recommendations in the attached document.  

5. Trees 
Can shade trees be planted so that the outdoor patio will receive sun relief and make it more appealing in 
NJ’s increasingly hot summers? 

6. Local and state energy goals 
Madison’s Master Plan calls for “reducing the Borough’s environmental footprint and carbon 
emissions.” 
New Jersey’s Energy Master Plan calls for: 
• 100% clean energy by 2050 

• Solar on new construction 
• 90% building electrification by 2050 

Phase out gas boilers and water heaters. 
Net zero carbon goals for new construction 
“Modern air- and ground-sourced electric heat pumps have similar operating costs to natural 
gas furnaces and are approximately twice as efficient as electric baseboard heating.” 
“While building electrification increases electricity use, it reduces total energy needs because 
heat pumps are much more efficient than direct combustion of fossil fuels for heat.” 
“If gas use in buildings is retained, further emissions reductions require either substituting 
natural gas with much more expensive carbon-neutral, bio- or synthetic gases, or 
transitioning buildings to electrication by retrofitting gas appliances with heat pumps before 
their useful life is over.” 

Thank you for your consideration. 
 
Respectfully, 
 
Claire Whitcomb 
Madison Environmental Commission, Chair 
914-874-4418 
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April 7, 2021 

To: Frances Boardman 
From: Claire Whitcomb, Madison Environmental Commisson Chair 

Overview of our comments on 120 Madison Ave:  
The applicant is proposing a well considered plan that, on the whole, does not increase the 
environmental impact of the existing structure. However it does not demonstrate that, aside from 
reducing impervious coverage, that is replacing an antiquated building with one that reflects 
Madison’s goals of being an environmental leader. 

Toward that end, the MEC offers the following recommendations: 

EV Charging/Parking 
It is excellent to see that the proposed parking areas will be paving blocks in sand, mitigating 
impervious coverage. Can the parking lot be futureproofed to include EV charging stations and/
or conduit for future installation of charging stations? NJ has an aggressive goal of 330,000 
electric vehicles by 2025. 
• All new construction should be “EV ready” so NJ residents can  make the switch from 

gasoline-powered vehicles. 
  
Energy/Lighting/Utilities 
We are interested to know more about the energy efficiency of this building and whether the 
applicant has taken measures to reduce its impact. Since 66% of Madison’s carbon footprint 
comes from the built environment, the MEC recommends: 
• Windows, insulation, roof color and other building materials be reviewed to see where 

energy savings can occur. These elements should be built into the design specifications, 
including the energy efficiency rating of AC units. 

• Electric heat pumps and a light colored or reflective roof are advised. 
• Design plans should demonstrate that the building is solar ready and photovoltaic panels can 

successfully be installed either now or in the future. 
• Design plans should include the necessary wiring and infrastructure so the building can be 

powered with 100% electricity for heating, cooling, appliances etc. 
• This infrastructure will “future proof” the building and eliminate the need for expensive 

retrofits as New Jersey passes clean energy electrification (see NJ Energy Master Plan notes 
below). 

• Indoor and outdoor plans should include energy conservation features such as energy-
efficient appliances, smart thermostats, motion sensor lights, dimmers and timers.  

• Outdoor bulbs should be yellow toned, not white/blue for both human health and wildlife 
protection).  
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Water usage and aquifer protection 
To mitigate the long term effect of the built environment on Madison’s natural resources, we 
recommend: 
• water reducing toilets and sinks, waterless urinals in the retail area, water saving dishwashers 

and other devices 
• drip irrigation be installed for landscaping. 
• timers be used for irrigation systems  
• formulating an Integrated Pest Management plan and compliance with Madison’s fertilizer 

ordinance https://www.rosenet.org/ArchiveCenter/ViewFile/Item/1402. 

Stormwater Management 
The applicant indicates that “the stormwater drainage and grading for the proposed site has been 
designed to maintain existing runoff patterns.” The roof leader system discharges into the 
stormwater conveyance system located within Vinal Place. This means that there will be no 
increased flooding, as well as no increased discharge to the aquifer. The plan replicates a 
stormwater system which was established decades ago, before climate change became a threat to 
our water supply. 
• Can the plan be rethought to include green infrastructure--bioswales, rain gardens, etc? 
• Could the proposed triangular garden be formulated as a rain garden to accept some of the 

runoff from the roof at that corner instead of directing it solely into the stormwater collection 
system. Or an area of the side yard facing Vinal Place?   

• The EIA identifies soils as Riverhead and Urban-Haledon--these may be good for rain 
gardens.  

• The EIA  indicates that soils within the eastern portion of the site are not conducive to 
groundwater discharge. Can this be improved with green infrastructure? 

• How is the  amount of groundwater recharge under proposed conditions and how is it 
anticipated to remain consistent with existing conditions? 

  
Native Plants 
We are pleased that the applicant is proposing to landscape with native plants, however the plant 
list does not support that goal. Please see the attached comments indicating which species are 
invasive and non-native. 
  
Bike racks 
Two bike racks are proposed. How many bikes do “two bike racks” accommodate? Is this the 
right amount given a university setting?  

Recycling Historic Elements 
Are there any architectural details such as mantels, paneling or other elements that could be 
removed in advance of demolition? Many Madison buildings of this era were built with now rare 
materials such as chestnut wood.  
• Volunteers would be happy to work with preservation of designated materials. 

https://www.rosenet.org/ArchiveCenter/ViewFile/Item/1402
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Madison’s Master Plan 
The above recommendations from the MEC will help make Madison “a model for energy 
efficiency, sustainability, and resiliency” and meet the Master Plan’s goal of “reducing the 
Borough’s environmental footprint and carbon emissions.” 
  
New Jersey’s Energy Master Plan  
All new construction in Madison should be designed with these NJ Energy Master Plan goals in 
mind: 
• 100% clean energy by 2050 
• Solar on new construction 
• Eliminate fossil-fuel powered vehicles 
• 330,000 electric vehicles by 2025 
• 90% building electrification by 2050 
• Phase out gas boilers and water heaters. 
• Net zero carbon goals for new construction 

• “Modern air- and ground-sourced electric heat pumps have similar operating costs to 
natural gas furnaces and are approximately twice as efficient as electric baseboard 
heating.” 

• “While building electrification increases electricity use, it reduces total energy needs 
because heat pumps are much more efficient than direct combustion of fossil fuels 
for heat.” 

• “If gas use in buildings is retained, further emissions reductions require either 
substituting natural gas with much more expensive carbon-neutral, bio- or synthetic 
gases, or transitioning buildings to electrication by retrofitting gas appliances with 
heat pumps before their useful life is over.” (https://nj.gov/emp/docs/pdf/
2020_NJBPU_EMP.pdf) 

• Natural gas leaks methane at all stages of its lifecycle; methane is 86x more potent as 
a greenhouse gas than CO2. 

• Natural gas in NJ is 67% fracked gas, according to empowernewjersey.com.  

The MEC extends its thank Kathleen Caccavale, chair of Sustainable Madison Advisory 
Committee, for her invaluable help in preparing these comments. 
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February 25, 2021 

 
Borough of Madison TCC 

Frances Boardman, Administrative Officer 

 

Dear Ms. Boardman 

 

The MEC has reviewed the site plans for Preliminary & Final Site Plan with Variances 
98 Main Street, LLC, Block 1802, Lot 11 (CBD-1/CBD-2) P21-001 pursuant to its mandate. 

 

Overview:  

We support the increase of downtown living and the creation of walkable, bikeable apartments 

and retail shops. However we do NOT recommend waiving the requirements for impervious 

coverage, lighting, bike parking and an Environmental Impact Assessment. 

 

1. Impervious coverage and stormwater runoff. 

To offset the 3.13% (790 square feet) increase in impervious coverage, pervious materials can 

easily be deployed. 

• In lieu of proposed concrete sidewalk along the west perimeter, pervious pavers can be used, as 

on Walnut Street next to the Civic Center. 

• Pervious paving is another option, assuming the applicant is prepared to educate staff and 

maintain it properly. 

• Enhanced tree pits can also be used to capture stormwater runoff. 

• To further capture stormwater runoff, we recommend replacing the pocket park “lawn” area 

with a landscaping design that will promote infiltration, such as rain garden plantings or 

vegetative filter strips.  

 This would help introduce infiltration and groundwater recharge to a stormwater 

management plan that currently only addresses runoff. 

 

2. Water usage and aquifer protection 

This project will increase both water and sewer demand. To mitigate the long term effect of this 

project on Madison’s natural resources, we request that in addition to the water reducing toilets 

and sinks specified in the Preliminary Environmental Checklist, these recommendations be 

considered: 

 waterless urinals in the retail area, water saving dishwashers and washing machines 

 drip irrigation be installed for landscaping. 

 timers be used for irrigation systems  

 forumlation an Integrated Pest Management plan and compliance with Madison’s 

fertilizer ordinance https://www.rosenet.org/ArchiveCenter/ViewFile/Item/1402 

 These measures will reduce pollutants in stormwater runoff and in our 

drinking water. 

 

3. Vegetation Resources 
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The Environmental Checklist indicates that native species would be specified, but on the 
landscaping drawing, only 6 of 14 specified plants were indicated as native. In addition, the area 
flanking the Elmer Street entrance calls for sections of annuals. 

• Question: will the roof deck incorporate vegetation? If so, what kind? None was listed on the 
landscape sheet, but architect’s renderings seem to indicate the presence of vegetation on 
the roof deck. 

 

4. Energy/Utilities 

The applicant has no plans to enhance the energy efficiency of the building or reduce its impact. 

Since 66% of Madison’s carbon footprint comes from the built environment, the MEC 

recommends: 

• Windows, insulation, roof color and other building materials be reviewed to see where 

energy savings can occur. These elements should be built into the design specifications, 

including the energy efficiency rating of AC units. 

 Electric heat pumps and a light colored or reflective roof are advised. 

• Design plans should demonstrate that the building is solar ready and photovoltaic panels can 

successfully be installed in the future. 

• Design plans should include the necessary wiring and infrastructure so the building can be 

powered with 100% electricity for heating, cooling, appliances etc. 

 This infrastructure will “future proof” the building and eliminate the need for 

expensive retrofits as New Jersey passes clean energy electrification (see NJ Energy 

Master Plan notes below). 

• Indoor and outdoor plans should include energy conservation features such as energy-

efficient appliances, smart thermostats, motion sensor lights, dimmers and timers.  

• Outdoor bulbs should be yellow toned, not white/blue for both human health and 

wildlife protection).  

• Overlighting has a detrimental effect on local environments. As Douglas Tallamy, 

author of Nature’s Best Hope, explains, “Lights are a major killer of particularly our 

moths … We have global insect decline, but lighting up the sky at night is one of the 

major causes.”  

• Motion sensor lights enhance security more effectively than blanket illumination. 

Tallamy makes a case for the element of surprise provided by motion sensor lights as 

being an effective deterrent. 

 
5. EV Charging/Parking 

• Parking areas, when they are planned, should include either EV charging spaces and conduit 

channels so that the building will be “EV ready” as consumers make the switch from gasoline-

powered vehicles. 

 NJ has an aggressive goal of 330,000 electric vehicles by 2025. 

• Loading and unloading areas should be addressed. 

 Will there Since be 15-minute or other temporary parking on Elmer St. or between 

the new building and existing buildings (for residents’ whose closest access point is 

the entrance in the existing bank building)?  
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 Where will loading and unloading of groceries and bulky deliveries (furniture, items 

ordered by the retail vendors) take place?  

 Also, will there drop-off access if the retail spaces might be used for youth-oriented 

activities such as dance or martial arts classes or tutoring?  

• 98 Main Street plan shows no pedestrian crossings from adjacent parking lot to building, 
other than using the existing sidewalk on Elmer St.  

 There is a sidewalk planned between Main St. and Elmer Street between the 
western perimeter of the property and the adjacent parking lot, but no pedestrian 
crossings are indicated.  

 There is a section of the loop driveway labeled paved pathway to garage, but there 
is no garage indicated on the plans. Rather, that section of the ground floor is 
indicated as a retail storage area.  

 How will residents parked in the adjacent lot to the west safely reach the 
residents’/bank entrance on the east side of the bank building?  

 
6. Bike racks 

The MEC recommends bicycle parking and bicycle storage—both indoor and outdoor—be 

provided. This project is centrally located and children can easily bike to their elementary, 

middle and high schools. 

• Cyclist Safety: Will the loop driveway be signed with share the road signs and is it wide 
enough to accommodate both cyclists and motorized vehicles? 

 
7. Environmental Impact Assessment 
Requiring an EIA should be routine for all applications. NJ is facing serious climate change 
impacts—we are one of the fastest warming states in the nation. Madison commissions and 
officials should do everything possible to ensure that all new construction is something our 
children will look back on with pride. 
 
8. Madison’s Master Plan 

The above recomendations from the MEC will help make Madison “a model for energy 

efficiency, sustainability, and resiliency” and meet the Master Plan’s goal of “reducing the 

Borough’s environmental footprint and carbon emissions.” 

  

9. New Jersey’s Energy Master Plan  

All new construciton in Madison should be designed with these NJ Energy Master Plan goals in 

mind: 

• 100% clean energy by 2050 

• Solar on new construction 

• Eliminate fossil-fuel powered vehicles 

• 330,000 electric vehicles by 2025 

• 90% building electrification by 2050 

 Phase out gas boilers and water heaters. 
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 Net zero carbon goals for new construction 

 “Modern air- and ground-sourced electric heat pumps have similar operating costs to 

natural gas furnaces and are approximately twice as efficient as electric baseboard 

heating.” 

 “While building electrification increases electricity use, it reduces total energy needs 

because heat pumps are much more efficient than direct combustion of fossil fuels 

for heat.” 

 “If gas use in buildings is retained, further emissions reductions require either 

substituting natural gas with much more expensive carbon-neutral, bio- or synthetic 

gases, or transitioning buildings to electrication by retrofitting gas appliances with 

heat pumps before their useful life is over.” 

(https://nj.gov/emp/docs/pdf/2020_NJBPU_EMP.pdf) 

 Natural gas leaks methane at all stages of its lifecycle; methane is 86x more potent as 

a greenhouse gas than CO2. 

 To quote John Kerry: “Gas is primarily methane, and we have a huge methane 

problem, folks.” 

 Natural gas in NJ is 67% fracked gas, according to empowernewjersey.com.  

 

The MEC has reviewed the above recommendations at its Feb. 25 meeting. We would like to 

thank Kathleen Caccavale, chair of the Sustainable Madison Advisory Committee, for her 

excellent contributions. 

 

Sincerely, 

 

Claire Whitcomb 

Madison Environmental Commission, Chair 

914-874-4418 

https://nj.gov/emp/docs/pdf/2020_NJBPU_EMP.pdf
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February 8, 2021 
 

 

Joseph Santoro, Chair 
Board of Adjustment 
Borough of Madison 
Hartley Dodge Memorial 
50 Kings Rd. 
Madison NJ 07940 
 

Dear Mr. Santoro, 
 
 

The MEC has reviewed the site plans for Z 20-017 - 32 & 36 Elm Street pursuant to its mandate. 

 

Overview:  

The applicant is asking for a D-Variance as well as 10 additional variances and almost nothing 

that advances Master Plan’s sustainability goals and the New Jersey Energy Master Plan goals.  

• In the Madison Master Plan, Strategies for R-1, R-2, R-3, and R-4 Residential Zones states: 

“Encourage use of sustainable design and green building practices where variances are being 

considered for building and/or impervious coverage.” 

 

1. Impervious coverage and stormwater runoff. 

We do not recommend a waiver for impervious coverage without a compensating plan for 

pervious coverage. Strategies could include: 

• Using pervious paving in driveways, a stormwater management technique that has been 

employed at 345 Main Street and Realogy on Park Ave. 

• Using porous pavers for walkways, as on Walnut Street next to the Civic Center. 

• Enhancing tree pits to capture stormwater runoff. 

• Question: We don’t understand  how building cover can be 25.9% (.9% over) and lot 

cover 57.9% (7.9% over) when the setbacks are almost non-existent and the FAR is 

excessively over (.802 versus .3).  

• How is common open space calculated? Does it include the detention basin and the 

wood decks and the small grassy areas between driveways? The applicant states that 

the zone requires 30% and the proposed plan would provide 42.1%. 

 

2. Water usage and aquifer protection 

We recommend that green infrastructure be part of the stormwater plan as very little water will 

be refiltered into the aquifer from the site. Runoff will occur on both grass and paved areas. 

• Plans call for a detention basin. Is this acceptable to Madison? Detention basins are 

increasingly out of favor, with a preference for bioretention basins or other infiltration 

devices.  
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 Regarding the detention basin: The rear of the building has a leader drain that 

apparently feeds into it. What is the plan for roof runoff collection on the front and 

side elevations? (Gutters are indicated but no leaders).  

 How will the sheet flow off the main asphalt driveway, which has a slope of 2%, be 

handled to minimize impact on Elm Street? Is there a drain partway down the 

driveway?  

  Are there calculations for how the paver driveways for each unit will handle 

stormwater flow/runoff?  

• This project will increase both water and sewer demand. To mitigate the long term effect of 

this project on Madison’s natural resources, we request that: 

 low-flow toilets, waterless urinals, and water saving appliances (dishwashers, 

washing machines) be specified. 

 drip irrigation be installed for landscaping. 

 timers be used for irrigation systems  

• Plans indicate that fertilizer will be applied to topsoil for temporary and permanent 

stabilization. Given the slope, fertilizer and pesticide use will be an issue in runoff if not 

applied properly (away from rainfall and lawn watering). How will the applicant manage this 

and comply with Madison’s Fertilizer Ordinance? What will happen after the project is built? 

https://www.rosenet.org/ArchiveCenter/ViewFile/Item/1402 

 

3. Vegetation Resources 

The applicant has indicated that tree and shrub removal plans will be provided at the time the 

new building is constructed. Will the Shade Tree Management Board be given adequate time to 

assess the current trees and comment? 

 

4. Energy/Utilities 

The applicant has no plans to enhance the energy efficiency of the building or reduce its impact. 

Since 66% of Madison’s carbon footprint comes from the built environment, the MEC 

recommends: 

• Windows, insulation, roof color and other building materials be reviewed to see where 

energy savings can occur. These elements should be built into the design specifications, 

including the energy efficiency rating of AC units. 

• Design plans should demonstrate that the building is solar ready and photovoltaic panels can 

be added in the future. 

• Design plans should include the necessary wiring and infrastructure so the building can be 

powered with 100% electricity—heating, cooling, appliances etc. 

 This will “future proof” the building and eliminate the need for expensive retrofits as 

New Jersey passes clean energy electrification (see NJ Energy Master Plan notes 

below). 

• Indoor and outdoor lighting plans should include energy conservation features such as 

energy-efficient appliances, smart thermostats, motion sensor lights, LED bulbs (outdoor 

bulbs should be yellow toned, not white/blue for both human health and wildlife protection).  
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5. EV Charging/Parking 

Parking areas should include either EV charging spaces or conduit channels so that the building 

will be “EV ready” as consumers make the switch from gasoline-powered vehicles. 

• NJ has an aggressive goal of 330,000 electric vehicles by 2025. 

 

5. Bike racks 

The MEC recommends bicycle parking and bicycle storage—both indoor and outdoor—be 

provided. This project is centrally located and children can easily bike to their elementary, 

middle and high schools. 

 

6. Parking question 

The cover sheet states that the plan more than meets RSIS requirements, 25.5 spaces are 

provided and  18.5 spaces required. But the plan does not seem to meet the following RSIS 

requirement stated in the R-5 (multi-family) section of Madison's Borough Code, since it appears 

that only 8 of the 25.5 spaces are garage spaces (6 1-car and 1 2-car):  

• Off-street parking: as set forth in RSIS. [1]  Multifamily: 50% shall be in garages. 

 

8. 
Specific Notes from Madison’s Master Plan 

• Strategies for R-1, R-2, R-3, and R-4 Residential Zones states: “Encourage use of 
sustainable design and green building practices where variances are being considered for 
building and/or impervious coverage.” 

• The MEC’s recommendations will also help make Madison “a model for energy efficiency, 
sustainability, and resiliency” and meet the Master Plan’s goal of “reducing the Borough’s 
environmental footprint and carbon emissions.” 

  
9. 
Specific Notes from New Jersey’s Energy Master Plan 
https://nj.gov/emp/docs/pdf/2020_NJBPU_EMP.pdf 

• 100% clean energy by 2050 

• Solar on new construction 

• Eliminate fossil-fuel powered vehicles 

• 330,000 electric vehicles by 2025 

• 90% building electrification by 2050 
 Phase out gas boilers and water heaters. 
 Net zero carbon goals for new construction 
 “Modern air- and ground-sourced electric heat pumps have similar operating 

costs to natural gas furnaces and are approximately twice as efficient as electric 
baseboard heating.” 
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 “While building electrification increases electricity use, it reduces total energy 
needs because heat pumps are much more efficient than direct combustion of 
fossil fuels for heat.” 

 “If gas use in buildings is retained, further emissions reductions require either 
substituting natural gas with much more expensive carbon-neutral, bio- or 
synthetic gases, or transitioning buildings to electrication by retrofitting gas 
appliances with heat pumps before their useful life is over.” 

 
Once again, I would like to thank Kathleen Caccavale, chair of the Sustainable Madison 
Advisory Committee, for her extensive contributions to this document.  
 
Sincerely, 
 
Claire Whitcomb 
Madison Environmental Commission, Chair 
 
 
 
 
 
 
 
 
 
Sincerely, 

 

Claire Whitcomb 
Madison Environmental Commission, Chair 
914-874-4418 
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February 5, 2021

Joseph Santoro, Chair
Board of Adjustment
Borough of Madison
Hartley Dodge Memorial
50 Kings Rd.
Madison NJ 07940

Dear Mr. Santoro,

The MEC has reviewed the site plans for Z 20-006 - 297-295 Main Street  
pursuant to its mandate. Given that the appliant is requesting variances for both building height 
and impervious coverage, we recommend approval be conditioned on the following: 

1.  
Alignment with the Master Plan and the New Jersey Energy Master Plan 
The MEC feels that this project should take the following measures to align with town and state 
sustainability goals, as defined in sections 9 and 10 below:
• Install rooftop solar panels to help keep the top floors cool and to reduce Madison’s carbon 

footprint, 66% of which comes from the built environment. New Jersey is calling for 100% 
clean energy by 2050. 

• Ideally, a solar + battery backup plan should be installed to provide energy independence 
during New Jersey’s increasingly intense storms.

• Precipitation from heavy storms has increased 70% since 1958 in NJ. Power out-
ages are predicted to be the new normal.

• If solar panels cannot be installed at this time, design plans should demostrate that the 
building is solar ready and panels can be added in the future.

• Plan for a tree canopy can offset the heat island effect of asphalt parking lots.
• Install the necessary wiring and  infrastructure so the building can be powered with 100% elec-

tricity--heating, cooling, appliances etc. 
• We recommend that natural gas eliminated as the heat source and replaced with  electric-

ity and heat pumps.This will “future proof” the building and eliminate the need for ex-
pensive retrofits as New Jersey passes clean energy electrification.

• Add EV parking spaces to  help meet the state’s aggressive goal of 330,000 electric vehicles by 
2025.

• Install conduit channels so that all parking spaces will be “EV ready” as consumers make the 
switch from gasoline-powered vehicles.

• Install energy conservation features such as energy-efficient appliances, smart thermostats, mo-
tion sensor lights, LED bulbs etc. These elements should be built into the design specifications, 
including the energy efficiency rating of the AC units at the rear of the unit.

2.
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Pervious coverage.
We request that the variance for impervious coverage not be waived. The developer can easily 
alter the building to fit existing zoning requirements. Failing that, the effects of increased imper-
vious coverage can be offset by:
• Using pervious paving in remote parking spaces, a stormwater management technique that has 

been employed at 345 Main Street and Realogy on Park Ave.
•  Parking spots along the driveway would be suitable for pervious paving--they have  the 

most slope and appear to sit directly above the dry well system. 
• Using porous pavers for the covered walkway, which would be less susceptible to dirt and 

snow accumulation.
• Enhancing tree pits to capture stormwater runoff.

We also request additional documentation regarding runoff and the efficacy of the drywells.
• Are the parking lots graded to direct runoff into the dry wells or do the dry wells collect water 

only from the buildings? 
• What is the purpose of the 4" PVC overflow? What type of storm will necessitate its use?
• Lot 25: What happens to the trench drains and manholes in the upper area of the Lot 25 park-

ing lot behind the 297 parking lot? Will they tie in to the dry well system, which appears to be 
placed under the shared access driveway and possibly the stalls to the left of it?

 
3.
Water usage and aquifer protection
This project will increase both water and sewer demand significantly. 
• Water demand will go from 320 to 540 GPD, not counting any irrigation that may take place. 
• Sewer demand will go from 39.2 GPD to 202 GPD.
To mitigate the long term effect of this project on our natural resources, we request that:
•  low-flow toilets, waterless urinals, and water saving appliances (dishwashers, washing ma-

chines) be required.
• drip irrigation be installed for landscaping. 
• Outdoor irrigation systems should be on timer so that watering can be done during cool times 

of the day.

3.
Shade Trees
In addition to the comments provided by the Shade Tree Management Board, we request that 
proposed trees include species that would provide canopy to mitigate the heat island effect of a 
portion of the parking lot. 

4. 
Landscaping
• Native Plants: Please see suggested substitution lists, complied by in a separate attachment. 

One note here: Spirea japonica anthony waterer is considered invasive in some areas (Spiraea 
japonica invades a variety of habitats including fields, forests, stream banks and many dis-
turbed areas. Once established, it can form dense stands which displace native vegetation and 
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close open areas. It is native to eastern Asia and was first introduced into the United States 
around 1879 as an ornamental. https://www.invasiveplantatlas.org/subject.html?sub=3076)

• Removal of Existing Vegetation: The Preliminary Environmental Checklist states that no 
shrubs, plants, vines or grass areas will be removed or altered, but areas of the property now 
look like dirt. This issue should be clarified.

5.
Lighting
We recommend utilizing energy-efficient and sensor-driven outdoor lighting solutions that mini-
mize energy use and light pollution while maintaining safety aspects.
• Will the canopy mounted wafer downlights included in the plan for the covered walkway be 

LED and have timer or sensor features to maximize energy efficiency and minimize light pol-
lution? 

• Regarding the RAB lighted "ALED" fixture for the Lot 26 parking area--will the sideways pro-
jection of the light have any adverse effect on resident tenants at night? Will the light in the 
295 parking area use LED & smart technology? 

• Overlighting has a detrimental effect on local environments. As Douglas Tallamy, a noted natu-
ralist and  author of Nature’s Best Hope, explains, “Lights are a major killer of particularly our 
moths … We have global insect decline, but lighting up the sky at night is one of the major 
causes.” 

• Will indoor lights also be equipped with motions sensors, as has been common in Europe for 
generations?

6.
Bike rack
Bike parking should be increased—a rack for four bikes is not sufficient. 
• Where can tenants store their bikes overnight and/or out of the weather? Does the building 

have storage areas where additional bikes can be accommodated? If so, how many bikes can be 
stored?

7.
Natural ventilation
The left side of the new building has only two small windows (in the bathrooms); seems that the 
2nd floor bedrooms would be rather dark and would have no cross-ventilation possibilities for air 
circulation.

8.
Green materials
 Sourcing of green materials (such as insulation) and proper disposal/ upcycling of construction 
site waste should be addressed.

9.
Specific Notes from Madison’s Master Plan
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• Strategies for R-1, R-2, R-3, and R-4 Residential Zones states: “Encourage use of sustainable 
design and green building practices where variances are being considered for building and/or 
impervious coverage.”

• The MEC’s recommendations will also help make Madison “a model for energy efficiency, 
sustainability, and resiliency” and meet the Master Plan’s goal of “reducing the Borough’s en-
vironmental footprint and carbon emissions.”

 
10.
Specific Notes from New Jersey’s Energy Master Plan
https://nj.gov/emp/docs/pdf/2020_NJBPU_EMP.pdf
• 100% clean energy by 2050

• Solar on new construction
• Eliminate fossil-fuel powered vehicles

• 330,000 electric vehicles by 2025
• 90% building electrification by 2050

• Phase out gas boilers and water heaters.
• Net zero carbon goals for new construction
• “Modern air- and ground-sourced electric heat pumps have similar operating costs to 

natural gas furnaces and are approximately twice as efficient as electric baseboard 
heating.”

• “While building electrification increases electricity use, it reduces total energy needs 
because heat pumps are much more efficient than direct combustion of fossil fuels for 
heat.”

• “If gas use in buildings is retained, further emissions reductions require either substi-
tuting natural gas with much more expensive carbon-neutral, bio- or synthetic gases, or 
transitioning buildings to electrication by retrofitting gas appliances with heat pumps 
before their useful life is over.”

Once again, I would like to thank Kathleen Caccavale, chair of the Sustainable Madison Adviso-
ry Committee, for her extensive contributions to this document. Joan Maccari of the MEC  and 
SMAC has also worked hard to supply native plant suggestions.

Sincerely,  
 
Claire Whitcomb
Madison Environmental Commission, Chair
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January 7, 2021 

Joseph Santoro, Chair 
Board of Adjustment 
Borough of Madison 
Hartley Dodge Memorial 
50 Kings Rd. 
Madison NJ 07940 

Dear Mr. Santoro, 

The MEC has reviewed the site plans for the Madison Movie Development LLC project at 14 
Lincoln Place pursuant to its mandate and recommends approval be conditioned on the 
following: 

1. 
Demoltion and construction plan: We are concerned about the developer’s vague comment in 
the Preliminary Environmental Checklist: “Demolition and construction plans are being prepared 
to protect adjacent buildings.” We would like to receive a written plan detailing how dust and 
toxins will be dealt with. Our reasons are as follows: 

● Toxins, including lead and asbestos, are prevalent in historic buildings. A plan for 
remediation needs to be available as a record for residents so that the Borough will be 
able to assure the public that all safety measures are being taken during and after the 
demolition. 

● Because of COVID-19, dust and particulates from demolition pose increased health risks.   
○ The project is adjacent to a busy post office and across the street from a NJ 

Transit  train station. 
○ Nearby restaurants are trying to keep their businesses alive by implementing 

outdoor dining. They should be assured that demolition will be environmentally 
sound. 

○ Residents need to keep their windows open and use outdoor spaces due to the 
pandemic. Demolition will have a greater impact during COVID; safety should be 
assured with a written EIA. 

2. 
Aligning with the Master Plan Goals: Since the new plans for the Movie Theater Development 
no longer include the requested movie theater, the MEC feels that the developer should “give 
back” to the town by taking the following measures to align with the goals of both the Madison 
Master Plan and the New Jersey Energy Master Plan: 
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● Add EV parking spaces so the building will help meet the state’s aggressive goal of 
330,000 electric vehicles by 2025. 

● Install conduit channels so that all parking spaces will be “EV ready” as consumers make 
the switch from gas-powered vehicles. 

● Install rooftop solar panels to help keep the top floor cool and to reduce Madison’s 
carbon footprint, 66% of which comes from the built environment. 

● Install infrastructure for building electrification. In order to meet the state’s goal of 90% 
building electrification by 2050, all new construction should be ready for the clean 
energy future. It is not environmentally responsible (and not cost effective) to construct 
new buildings with gas infrastructure that will need to be replaced by electric units such 
as heat pumps and electric cooktops as state legislation unfolds. Plans do indicate 
whether electric or gas appliances are planned for each residential unit or whether 
prospective tenants will be given a choice.  

Specific Notes from Madison’s Master Plan 
● Without a movie theater, the building will not further the town’s goal of “maintaining a 

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

● By implementing  the MEC’s recommendations above, the project will meet the Master 
Plan’s goal of using “sustainable design and green building practices where variances are 
being considered for building and/or impervious coverage.”  

● The MEC’s recommendations will also help make Madison “a model for energy 
efficiency, sustainability, and resiliency” and meet the Master Plan’s goal of “reducing 
the Borough’s environmental footprint and carbon emissions.” 

Specific Notes from New Jersey’s Energy Master Plan 
● 90% building electrification by 2050 

○ Phase out gas boilers and water heaters 
○ Net zero carbon goals for new construction 

● 100% clean energy by 2050 
○ Solar on new construction 

● Eliminate fossil-fuel powered vehicles 
○ 330,000 electric vehicles by 2025 

3.  
Lighting: In 2019, MEC  expressed opposition to a request for a variance on lighting and 
signage (see attached letter). Our concern about light pollution still stands. The area for the 
Movie Theater Development is well lit due to the train station; additional illumination will not be 
a plus for apartment dwellers. A movie theater is no longer part of this project; patronage of the 
retail establishment will not occur at night.  

clairewhitcomb
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● Overlighting has a detrimental effect on local environments. As Douglas Tallamy, author 
of Nature’s Best Hope, explains, “Lights are a major killer of particularly our moths … 
We have global insect decline, but lighting up the sky at night is one of the major causes.”  

● Based on Tallamy’s work, we also recommend motion sensor lights rather than blanket 
security illumination. Tallamy effectively makes a case for the element of surprise and 
cone of illumination created by motion sensor lights as being a more effective deterrent 
than the blanket illumination that is common in the United States. 

4. 
Bicycle Racks: The site plans indicate wall-mounted bicycle storage, but no designs are 
presented. Two and three bedroom units can be expected to have more than one bike. 
Will these be mechanized like the units at the Montclair train station? Does the building have 
storage areas where additional bikes can be accommodated? If so, how many bikes can be 
stored? 

5.  
Pervious paving: Has any consideration been given to consider pervious pavers or pervious 
pavement in any low traffic and/or uphill areas of driveway and parking? Also would pervious 
surface work in the indoor parking area? 

6.  
Electric and gas infrastructure: The site plan shows where a gas line would enter the building 
and where electric would enter the building. It does not indicate whether one or both of these will 
serve any or all commercial and residential units. Per Frank Russo's report of 10/6/2020, "The 
location for the meters for both natural gas and electricity must be shown on the appropriate 
architectural elevation, as well as testimony to whether each unit is anticipated to be individually 
metered and billed."  

7.  
Heat pumps: The Environmental Checklist makes reference to heat pumps, which can be a plus 
from a clean energy perspective. It says: "The residential units will be provided with high 
efficiency electric variable refrigerant flor (VRF) mechanical heat pump units with a possible 
option for heat recovery for domestic hot water." Our questions are: 
● How extensively will heat pump units be used? Will they obviate the need for other, less 

clean energy sources?  
● How does the engineer's question about showing HVAC units on the site plans mesh with 

this?  
● Are the heat pumps and the HVAC units one and the same or different parts of an 

integrated system? 

clairewhitcomb
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8. 
Native plants: In the Recessed Roof public amenity terrace area, is the crab apple tree a native 
species? A scientific name was not included. NJ has many species of native crab apples:  
● www.wildflower.org/plants/search.php?

search_field=crabapple&family=Acanthaceae&newsearch=true&demo= . 
In the planter outside the residential entrance on P.O. side of building, the Chinese maiden grass 
should be replaced. Listed below are native grasses that can thrive in the same conditions (part 
shade, dry to medium moisture). They are not as dramatic and showy as Maiden Grass. Native 
flowering shrubs would be better substitutes.  
● Pink Muhly Grass, Muhlenbergia capillaris  https://www.wildflower.org/plants/

result.php?id_plant=MUCA2 and https://plants.usda.gov/core/profile?symbol=MUCA2 
● Indian Grass, sorghastrum nutans  https://www.wildflower.org/plants/result.php?

id_plant=SONU2 and  https://plants.usda.gov/core/profile?symbol=SONU2 
● Purpletop Grass, Tridens flavus https://www.wildflower.org/plants/result.php?

id_plant=TRFL2 and https://plants.usda.gov/core/profile?symbol=TRFL2 
● Bottlebrush grass, Elymus hystrix https://www.wildflower.org/plants/result.php?

id_plant=ELHY and https://www.wildflower.org/gallery/species.php?id_plant=ELHY 

9. 
Historic Preservation and Reuse of Materials  
The proposed construction is in the Commercial Historic District. The developer has agreed to 
"permanent interpretive material" (cinema timeline and photo array) and to a cast-iron plaque 
(see Madison Historic Preservation Committee memo dated 9/18/2020).  
● Will the property be deed restricted to make sure these physical features and historic 

documentation will carry forward to be honored by any subsequent owners of the 
property? 

● The Historic Preservation element of the Master Plan notes that the town should 
“encourage building material salvage, reuse, and recycling prior to demolition and 
modification of historic resources." Will the developer salvage additional materials from 
the building during demolition, thus conserving appropriate raw materials for future uses?   

10. 
Soil Erosion & Sediment Control: Documents show an area of disturbance of .47 acres; Frank 
Russo's engineering review calls for that to be expanded to include the area associated with 
reconstruction of the parking areas on Lots 22 and 23. Somewhere it is stated that this is not a 
major development, but will the expanded area of disturbance trigger additional green 
infrastructure requirements?  

11.  
Stormwater: Pending a review of the stormwater plans (which were not included in our packet), 
we would like to know: 

https://www.wildflower.org/plants/search.php?search_field=crabapple&family=Acanthaceae&newsearch=true&demo=
https://www.wildflower.org/plants/search.php?search_field=crabapple&family=Acanthaceae&newsearch=true&demo=
https://www.wildflower.org/plants/search.php?search_field=crabapple&family=Acanthaceae&newsearch=true&demo=
https://www.wildflower.org/plants/result.php?id_plant=MUCA2
https://www.wildflower.org/plants/result.php?id_plant=MUCA2
https://plants.usda.gov/core/profile?symbol=MUCA2
https://www.wildflower.org/plants/result.php?id_plant=SONU2
https://www.wildflower.org/plants/result.php?id_plant=SONU2
https://plants.usda.gov/core/profile?symbol=SONU2
https://www.wildflower.org/plants/result.php?id_plant=TRFL2
https://www.wildflower.org/plants/result.php?id_plant=TRFL2
https://plants.usda.gov/core/profile?symbol=TRFL2
https://www.wildflower.org/plants/result.php?id_plant=ELHY
https://www.wildflower.org/plants/result.php?id_plant=ELHY
https://www.wildflower.org/gallery/species.php?id_plant=ELHY
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●  What is the stormwater management for the driveway/parking area (which is on a 
slope)? The drywells appear to only serve the building proper via roof drains. 

● Is the driveway alongside the building covered? It appears from the site plan that the roof 
drain is across the driveway next to the building proximate to the site's eastern exposure. 

● Calculations for two, ten and hundred-year storms have been met, but how does the 
current proposal comply with groundwater recharge requirements for an increase in roof 
area over 400 feet (Borough Code Chapter 195-37.8)? What is the increase in roof area? 

● Complete drainage calculations post-test pit and soils evaluation in the drywells area need 
to be supplied. 

11. 
Water: The project will increase demand on Madison’s aquifer by 2,773 gallons/day. Sanitary 
sewer demands will be increased by 3,748 gallons/day. As of 2017, Madison had daily potential 
peak demand of 3.186 MGD and a water supply surplus of 10.922 million gallons/month and 
109.553 million gallons/year. www.state.nj.us/cgi-bin/dep/watersupply/pwsdetail.pl?
id=1417001).  As a result, we recommend these water-saving measures: 
● low-flow shower heads, dual flush toilets, waterless urinals, low-flow and sensored sinks, 

low-flow showerheads, water-efficient dishwashers and water-saving washing machines. 

12.  
Building height: Plans indicate a 3-story building, but that is not an accurate description. The 
building will have an underground parking area (which we applaud) beneath the three upper 
levels. The third "story" is in fact two stories or a story-and-a-half since the third floor units have 
stairs up to a loft and terrace level. The building height is stated as 44.9 feet. Is this at Lincoln 
Place street grade, discounting the total elevation at the rear of the building? Does this comply 
with the CBD-1 zoning requirements?  

Thank you for your attention to these matters. 

Sincerely, 

Claire Whitcomb 
Madison Environmental Commission, Chair 
914-874-4418

https://www.state.nj.us/cgi-bin/dep/watersupply/pwsdetail.pl?id=1417001
https://www.state.nj.us/cgi-bin/dep/watersupply/pwsdetail.pl?id=1417001
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January 11, 2021 

Joseph Santoro, Chair 
Board of Adjustment 
Borough of Madison 
Hartley Dodge Memorial 
50 Kings Rd. 
Madison NJ 07940 

Dear Mr. Santoro, 

The MEC has received the Stormwater Management Plan (SWMP) pursuant to the Madison 
Movie Development LLC project at 14 Lincoln Place. Due to the delay in receiving the plan, we 
are writing a second letter with specific water comments and a renewed request for pervious 
pavement. 

First, we would like to explain why the MEC and the Sustainable Madison Advisory Committee 
are paying close attention to water runoff and the health of our aquifer. New Jersey is 
experiencing increased extreme precipitation events as well as increased extreme summer 
precipitation, per.the Department of Environmental Protection’s recent report (https://
www.nj.gov/dep/climatechange/docs/nj-scientific-report-2020.pdf#page=56).  

• Our state is warming faster than the rest of the Northeast region and the world. 
• Annual precipitation in New Jersey is expected to increase by 4% to 11% by 2050.  
• Climate change has created a weather pattern of far heavier rains, followed by flash droughts. 
• Pervious pavement allows water to filter down to the aquifer, dispersing pollutants as it travels. 

Because the Movie Theater Development has little green space, pervious pavement 
(recommended in our previous letter), should be a priority. The below points are  intended to 
ensure that the most progressive approach to stormwater management is adopted in this 
important downtown development. 

1. The SWMP only addresses the building site and not the planned repaving of the driveway and 
adjacent parking lot. Runoff is a likely issue, considering slope of between 5 and 10 percent. 
What kind of recharge capabilities, if any, are projected for the area of the disturbance below 
the outdoor paved parking area? Where can pervious coverage be added?  

2. The site plan shows what appears to be roof drainage for the western portion of roof, leading 
to two drywells. The eastern portion appears to drain through the wall with the outlet at grade 
at the lowest eastern corner of the building. Why wouldn't this be tied into the drywells as 
well? Won't it pour down through other lots and onto Main Street? 

https://www.nj.gov/dep/climatechange/docs/nj-scientific-report-2020.pdf#page=56
https://www.nj.gov/dep/climatechange/docs/nj-scientific-report-2020.pdf#page=56
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3. The site plan talks about a recessed roof and terraces. Is the recessed roof, where the building 
amenity terrace is located, covered or open? If open, what are the drainage plans for the 
recessed roof/terrace area? Can rain barrels be used to capture water for roof and terrace 
plantings? 

4. What kind of drainage is provided for the private terraces? 
5. What kind of drainage is provided for the parking garage? Is it graded so that the parking area 

is at higher grade than the entry to the garage, obviating the possibility of water buildup in 
the parking area of the garage? 

6. Why are the dry wells located near DP-2 when DP-1 is the area of concern? Is it because 
DP-2 has a higher elevation than DP-1? 

7. Does a SWMP have to address run-off during construction conditions? 
8. The site plan map shows an area below the parking area as the area of disturbance but 

wouldn't the parking area also be considered such (perhaps it doesn't qualify because it isn't 
additional disturbance having already been paved)? 

I would like to thank Kathleen Caccavale, chair of the Sustainable Madison Advisory 
Committee, for her close reading of the SWMP and the above points. 

Sincerely,  

Claire Whitcomb 
Madison Environmental Commission, Chair 
914-874-4418 
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January 28, 2021 

Joseph Santoro, Chair 
Board of Adjustment 
Borough of Madison 
Hartley Dodge Memorial 
50 Kings Rd. 
Madison NJ 07940 

Dear Mr. Santoro, 

The MEC has received a letter from Peter Wolfson dated Jan. 15.  

I would like to clarify our request for electrification. We would like to be sure that all units have 
appropriate wiring for electrical appliances (stoves, dryers, etc). We would also like to be sure 
that the building is “future proofed” so that it can handle 100% electric heating and cooling, as 
will be required to meet NJ’s clean energy goals. State regulations will be passed to replace fossil 
fuels with electricity, which can be drawn from renewable sources. 

I do not see a response to our request for EV charging stations and installation of conduit 
channels. These are essential to “future proof” the garage. As we noted earlier, gasoline cars are 
in the process of being phased out; NJ has committed to putting 330,000 EVs on the road by 
2025. 

We maintain that the lighting waiver should not be granted, due to the reasons stated previously. 

The Zoning Board meeting on Jan. 28 is being held on the date of the MEC monthly meeting. 
Kathleen Caccavale, chair of Sustainable Madison Advisory Committee, will attend in my stead. 

Many thanks,  
 
Claire Whitcomb 
Madison Environmental Commission, Chair 
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March 9, 2021 

Joseph Santoro, Chair 
Board of Adjustment 
Borough of Madison 
Hartley Dodge Memorial 
50 Kings Rd. 
Madison NJ 07940 

Dear Mr. Santoro, 

A sustainability question arose at the last Zoning Board hearing regarding the Madison Movie 
Development project. The architect mentioned that split-unit condensers that would be either gas 
or electric, whichever is determined to be “most sustainable.” 

I am writing to confirm that, based on the New Jersey Energy Master Plan, electrification is the 
definitively more sustainable choice.  

The MEC is an advocate of 100% electrification at the Madison Movie Development project 
(heating, cooling, cooktops, dryers and other appliances). If that is not possible, infrastructure for 
100% electrification should be installed as a means of “future proofing” the building and 
avoiding costly retrofits as NJ passes legislation to meet its 2050 goals These goals include:  

90 % electrification statewide. 
Phase out of gas boilers and water heaters. 
Net zero carbon goals for new construction. 
Deployment of air- and ground-sourced electric heat pumps which have “similar operating 
costs to natural gas furnaces and are approximately twice as efficient as electric baseboard 
heating.” 

The reasons to avoid gas infrastructure are as follows: 
Natural gas leaks methane at all stages of its lifecycle; methane is 86x more potent as a 
greenhouse gas than CO2. 
To quote John Kerry: “Gas is primarily methane, and we have a huge methane problem, folks.” 
Natural gas in NJ is 67% fracked gas, according to empowernewjersey.com.  

One additional note: Ivy, which was proposed for the open brickwork, is an invasive species.  

Sincerely, 

Claire Whitcomb 
Madison Environmental Commission, Chair 
914-874-4418

clairewhitcomb
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May 3, 2021

Joseph Santoro, Chair
Board of Adjustment
Borough of Madison
Hartley Dodge Memorial
50 Kings Rd.
Madison NJ 07940

Dear Mr. Santoro,

I am writing to follow up about heat pumps and building electrification at 14 Lincoln Place, the Madison 
Movie Development LLC. We are unclear of where discussions have proceeded and whether the Madison 
Environmental Commission’s recommendations were considered achievable by the applicant. 

On January 15, a letter from Mr. Wolfson stated:  
 a. Heat pumps will be installed for the residential units and capped off future connection points  
 will be left as part of the basic retail installation. Future retail tenants may choose to add   
 additional HVAC systems if required. 
 b. Any HVAC units and heating pumps will be screened from public view as requested by the  
 board professionals. 
 c. The heat pumps will be used for both heating and cooling. There are two components of the  
 heat pumps. The air distribution fan unit component will be located in the units, and the   
 compressor component will be stored and screened within the mechanical area on the roof level.  
 The two components of the heat pumps will be connected with variable refrigerant flow in copper 
 piping. 

At a meeting on March 5, the architect mentioned that the building would be using split-unit con-
densers that would either be powered by gas or electricity, whichever is determined to be most 
sustainable. 

The MEC wrote on March 9 explaining that gas is NOT a sustainable option due to NJ En-
ergy Master Plan goals. That letter is attached for your reference. 

Since the adoption of the Madison Master Plan in December, 2020, the MEC has been recommending that 
new construction include infrastructure for electrification (and EVs) so that Madison will be ready for the 
clean energy needs of the future.  

Thank you for your leadership on a complex project. 
 
Respectfully, 
 
Claire Whitcomb
Madison Environmental Commission, Chair
914-874-4418



 
To: Robert Vogel, Borough Engineer 
From: The Madison Environmental Commission 
 
January 13, 2021 
 
First of all, thank you, Bob for a thoughtful design and the inclusion of rain gardens. The MEC, Shade Tree and the Parks 
Committee have feedback that we hope will make this project even better. Sustainable Madison will be adding its feedback later 
in the week. To better understand the rain garden structure, we are hoping to receive all 8 pages of the plans (we have 4 pages, 
thank you.) 
 
1. 
Regarding the removal of 10 trees 
Gene Cracovia, chair of  the Shade Tree Management Board, notes that his committee needs to review all tree removal and 
replacement plans. He notes that over the years STMB has replaced a number of trees in this lot.  
 
2. 
Enhancing rain garden spaces with trees (see attached sketches) 
Tom Salaki, chair of the Parks Committee, feels we should maximize "rain garden" space by eliminating benches (a parking lot is 
not an inviting place to sit) and creating full planting areas with native trees, shrubs and ground cover. (There are many examples 
of this we can pull together if you would like.) 
—Tom also recommends adding trees in ecological pockets that will allow the trees to grow together as one mass. In his attached 
sketch, note that trees are not placed in the beds with clean, organized lines. 
—Tree planting should be timed so that we are not faced with soil that is compacted and mixed with construction debris.  
—Gene notes that if there is any construction work (like curbs) that will result in root damage, specs need to be included on how 
to deal with that--clean cuts vs typical ripping, etc. An arborist should be present when the work happens. 
—All trees and plantings should be native. 
—Soil specs should be obtained for the rain garden beds as well as the treescape planting areas. 
 
3.  
Installation of bed guards 
—Gene notes that garbage (paper, cups, etc.) tends to collect in green spaces. There is also a high probability of people crossing 
through the planting beds as a desire line. To prevent this, Tom recommends installing a low 15-18" planting bed guard or fence 
(see attached sketch). This is high enough to keep people from cutting through, but low enough for maintenance (cleaning). It is a 
standard height that meets ADA standards for the blind it is not a tripping hazard).  
 
4.  
Rain garden construction 
Stephan Stocker of the MEC notes that soil for the rain gardens should be amended to provide the necessary drainage. 
--The last rain garden built at the MRC had to be reworked twice because the builder did not follow the plans which brings up the 
question  
--Will a person with skills in rain garden construction oversee the work on the Borough's behalf? Given the failure at the MRC, 
how do we ensure that this project will be done properly? 
 
5.  
Sidewalk 
Is the removal of the sidewalk an issue for complete streets?  
 
6. 
EV-readiness 
Is there a plan for laying channels for EV wiring so that the parking lot will not need to be dug up in order to install EV charging 
stations. Given the Governor’s goal to have 330,000 electric vehicles on the road by 2025, EV charging stations will surely be 
needed at Cook Ave. 
 



7. 
Placement of bike racks 
Tom says: It might be more advantageous to place bike racks at the edges of the parking lot or along the street rather than in the 
middle of the parking lot where it will be difficult to access. 
 
8. Pervious paving 
We would like to understand if pervious paving was considered and if not, how it could be, either now or in the future. Pervious 
paving  is one of the most effective ways to mitigate the environmental impact of paved areas. It has been effectively installed in 
other towns. 
 
Thank you, 
 
Claire Whitcomb 
Madison Environmental Commission, Chair 
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