To:

Borough of Madison TCC and Frances Boardman, Land Use Administrator

From:

Susan G. Blickstein, AICP/PP, PhD

Re:

Preliminary & Final Site Plan with Variances
66 Main Street, LLC
Block 1802, Lot 4 (CBD-1)
66-68 Main Street and 3 Central Avenue
P21-006

Date:

October 4, 2021

Summary: This memo addresses completeness and initial planning review for an application
for preliminary and final site plan approval with variances to remove the existing single story
building with a restaurant at 3 Central Avenue and to replace it a 4-story mixed use building with
retail on the first floor and six (6) apartments above. The subject lot is located in the CBD-1
zoning district. Several variances are required: number of proposed stories (3 maximum
permitted vs. 4 proposed), impervious coverage (85% maximum vs. 100% proposed), rear yard
setback (25’ required vs. 0’ proposed), and parking (11 spaces required for new residential units
vs. none proposed). Relief is also required for light spillage at the property line. Other design
relief and/or variance relief may be identified upon submission of additional information.
Information Submitted/Reviewed: We have received and reviewed the following information
provided by the applicant:
1. Borough of Madison Application for Development dated 9/10/2021 with Attachments.
2. Checklists A, C and D.
3. Borough of Madison Technical Escrow Review Agreement, undated.
4. Permission to Enter Property.
5. Zoning Requirements & Identifications of Variances Form.
6. Draft public notice.
7. Existing conditions photographs.
8. 200’ list dated 8/10/2021 (a new list will be required prior to any scheduled public
hearing).
9. Certification of taxes paid dated 8/26/2021.
10. Water/sewer fee sheets showing balances due for several tenants. All outstanding fees
will need to be paid prior to scheduling any public hearing.
11. Environmental Checklist dated 8/20/21.
12. Prior resolution of approval dated 7/1/1980.
13. Site Plan Drawing set prepared by Casey & Keller, Inc. dated 8/25/21 consisting of six (6)
sheets.
14. Architectural Drawing set prepared by Gertler & Wente dated 8/18/2 consisting of four (4)
sheets.
15. W-9.
Completeness: The application as received by this office does not include several required
elements, as follows:
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1. A sealed survey with survey date and other details (it is combined with a demolition plan):
2. Water and sewer payment information indicates outstanding fees.
3. Documentation is needed showing that there are no deed restrictions/easements
affecting the property.
Checklist A: The Applicant should submit documentation showing there are no deed restrictions
or easements that affect the property.
Checklist C: The Applicant has requested waivers from providing an Environmental Impact
Assessment, a Circulation Plan, a Landscaping Plan, stormwater details and a Traffic Impact
Study.

Existing site and surrounding area. Source: Google Earth (2020).

2
sblickstein@gmail.com

845/235-7773

Existing site as viewed from Main Street. Source: Google Earth (2020).

Existing site as viewed from Central Avenue. Source: Google Earth (2020).

Master Plan & Zoning
The purpose of the CBD Districts is to “promote a walkable and inviting streetscape with both
mixed-use development and multi-family inclusionary development proximate to Main Street and
transit service, supporting and complementing the retail and service core. Maintaining and
enhancing a streetscape consistent with downtown design principles…maintaining the character
and scale of buildings and sites and uses to promote pedestrian accessibility and safety, and
encouraging locally oriented retail businesses and services…”
The recently adopted Master Plan places significant emphasis on preservation and adaptive
reuse of buildings in the Borough’s designated historic districts. The site is located in the national
and state-listed Civic Commercial Historic District. The Historic Preservation Element
specifically focuses on preserving and rehabilitating historic resources and on guiding new
development so that it does not detract from the form, design, and distinguishing features of
historic resources. While the proposed development may advance other downtown land use
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goals, it is not clear how it comports with the goals and strategies outlined in the Historic
Preservation Element, particularly those focused on adaptive reuse and creative infill solutions
such as using façade easements to incorporate elements into infill projects.
Comments:
1. Given the location of the proposed building in the downtown and its overall mass and
visibility from Central Avenue, Main Street and Waverly Place, additional information
should be provided to allow the Board and the public to better assess and understand
how it fits into its context. The Applicant should prepare a scaled virtual 3D model
capable of showing the project to scale from various vantage points in context with other
buildings on Main Street, Central Avenue and Waverly Place. Color renderings that show
context can then be generated from this model.
2. One-three bedroom very low income affordable unit is required and shall be deed
restricted for at least 30 years and affirmatively marketed in accordance with Borough
ordinances.
3. All projections shall be detailed and dimensioned on plans, including the canopy.
4. The zoning parameters for the site need to address and presented for both the existing
to remain building and the proposed total buildout. This applies to parking demand,
signage and other bulk conditions that are regulated on a site basis.
5. The light spillage of the canopy light is significant at 50% of the available lighting intensity.
A different fixture should be identified to minimize spillage and ensure that dimming is
not required to achieve a reasonable isolux pattern.
6. A master signage plan is needed for all buildings on the site that shows dimensions,
materials, and method of illumination for all existing and proposed signs relative to
ordinance requirements.
7. There is an open-louvered fence proposed on the property line at Central Avenue, but no
dimensions are provided.
8. There is HVAC equipment behind this fence and on the roof. A more detailed roof plan
is required that shows dimensions and heights of all appurtenances and any proposed
screening.
9. The Applicant should explore opportunities to provide shared parking in close proximity
to the site given overnight parking restrictions that make it impossible for residents to rely
upon on-street parking.
10. HPC review is required for this application. Please consult the Madison Design
Guidelines for the Civic Commercial District.
11. A Streetscape Plan should be provided for Central Avenue that shows all existing and
proposed improvements from the curb to the building face, including street trees, paving
materials and dimensions, benches and any projections from the building.
12. The Madison Environmental Commission and Assistant Borough Engineer both note the
benefits of exploring how stormwater management can be improved on the site. A smaller
proposed footprint and/or a green roof are options worthy of consideration.
13. Testimony should address compliance with the Borough’s affordable housing
requirements.
14. A written analysis should be provided clearly explaining how the proposed massing, scale
and design of the building meet the standards in 195-24.2E, a required element in the
CBD District.
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15. The architectural and site plan drawings should be combined into one set with the
required signature block.
16. Any revised submission should include a summary of all proposed changes and a
response to comment letter.
17. A Developer’s Agreement will be required to address the affordable housing obligation
and any other improvements in the public right-of-way or other project commitments.
18. Planning testimony and any associated report addressing the variance criteria should be
provided.
cc: Frances Boardman, Board Secretary to distribute to TCC members, Applicant, and
Applicant’s Attorney.
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