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Main Street Redevelopment Plan Borough of Hightstown, Mercer County
I INTRODUCTION

The purpose of the Main Street Redevelopment Plan (the “Redevelopment Plan”) is to provide a
framework for the improvement and continued revitalization of the area as designated by the
Borough of Hightstown’s Planning Board, Mayor, and Council. The recommendations contained
within this document will provide a structure for both physical improvements to the lands and
structures within the Main Street Redevelopment Area as well as policies to guide said
improvements. The Main Street Redevelopment Area is sometimes referred to herein as the
“Redevelopment Area”.

The statutory requirements as per N.J.S.A 40A:12A-7 state that “The redevelopment plan shall
include an outline for the planning, development, redevelopment, or rehabilitation of the project
area sufficient to indicate:

1. Its relationship to definite local objectives as to appropriate land uses, density of population,
and improved traffic and public transportation, public utilities, recreational and community
facilities and other public improvements.

2. Proposed land uses and building requirements in the project area.

3. Adequate provision for the temporary and permanent relocation, as necessary, of residents in
the project area, including an estimate of the extent to which decent, safe and sanitary

dwelling units affordable to displaced residents will be available to them in the local housing
market. :

4. An identification of any property within the redevelopment area which is proposed to be
acquired in accordance with the redevelopment plan.

5. Any significant relationship of the redevelopment plan to (a) the master plans of contiguous
municipalities, (b) the master plan of the county in which the municipality is located, and
(¢) the State Development and Redevelopment Plan adopted pursuant to the “State
Planning Act” P.L. 1985, c. 398 (C.52:18A-196 et al).

As described in the Determination of Need Report, dated October 14, 2003, as approved by the
Borough of Hightstown Planning Board, and Mayor and Council, within the nearly built-out
Borough, the Main Street Redevelopment Area is defined as the southern side of Bank Street from
North Main Street to North Academy Street; the western side of South Academy Street from Rogers
Avenue to Railroad Avenue; all parcels fronting on the eastern side of Mercer Street from West
Ward Avenue to South Main Street and including the right-of-way; the block bound by Main
Street, Stockton Street, Railroad Avenue and Rogers Avenue and the right-of-way of Railroad
Avenue; and, the area on the eastern side of Main Street from the Borough parking lot to and
including the walking bridge over the Peddie Lake dam. The Redevelopment Area is delineated on
the attached Main Street Redevelopment Area Map and includes 81 individual parcels with 32
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different owners.

The parcels contained within the Main Street Redevelopment Area include Block 54, Lots 6 - 10,
13, 14.01, 16.01 & 23; Block 40, Lots 14 - 28; Block 33, Lots 1 - 30 & 32 - 36; Block 30, Lots 1 -
13; Block 28, Lots 56 & 57; and, Block 21, Lots 1 - 14 & 26. The landowners are identified in
Appendix 2, Property Owners List, attached.

To address the diverse existing uses, and the large number of parcels and land owners within the
Main Street Redevelopment Area, the Redevelopment Plan proposes to divide the Redevelopment
Area into three (3) Sub-Areas. This will allow for a more manageable implementation phase, and
permit the Borough to coordinate and manage each of the three use-specific projects, residential,
mixed use, and downtown commercial, individually. Each Sub-Area may be approved and
developed independently.

The three Sub-Areas, including a geographical description, are as follows:

Sub-Area I (Bank Street): Proposed mixed use redevelopment project that includes the
southern side of Bank Street from North Main Street to
North Academy Street, the eastern side of North Academy
Street, and the western side of North Main Street from the
Firehouse to Bank Street. The Sub-Area includes Block 30,
Lots 1 - 13; and, Block 21, Lots 1 - 14 & 26.

Sub-Area II (South Academy Street): Proposed residential infill redevelopment project that
includes portions of the western side of South Academy
Street from Rogers Avenue to Railroad Avenue. The Sub-
Area includes Block 40, Lots 14 - 28.

Sub-Area III (Rt. 33): Proposed downtown commercial parking and streetscaping
redevelopment project that includes all parcels fronting on
the eastern side of Mercer Street from West Ward Avenue to
South Main Street and including the right-of-way; the block
bounded by Main Street, Stockton Street, Railroad Avenue
and Rogers Avenue and the right-of-way of Railroad Avenue;
and, the area on the eastern side of Main Street from the
Borough parking lot to and including the walking bridge over
the Peddie Lake dam. The Sub-Area includes Block 54, Lots
6-10, 13, 14.01, 16.01 & 23; Block 33, Lots 1 - 30 & 32 -
36; and, Block 28, Lots 56 & 57.
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1Ia. GOALS AND OBJECTIVES

The overarching goals for the Main Street Redevelopment Area are to:

. Eliminate blighted conditions which are negatively impacting the quality of life for
residents;

. Develop new opportunities to increase ratables;

. Create new opportunities for community recreation and cultural activities;

. Enhance the view from Route 33/County Road 539 into the newly revitalized
central business district of the Borough of Hightstown; and,

. Build upon the core node of mixed use development to better utilize the frontage

and access to the Route 33 transportation corridor.
Specific objectives for the Main Street Redevelopment Sub-Areas include:

Sub-Area I (Bank Street):

. Eliminate blighted, underutilized and vacant buildings and create a new mixed use
development within the town center;

Create an opportunity for new commercial, governmental, greenway, and residential
facilities; and,

. Provide a new greenway along Rocky Brook to link existing facilities at the Borough.

‘Sub-Area IT (South Academy Street):

. Create new opportunities for home ownership in the Borough; and,
. Eliminate blighted and vacant units to stabilize the neighborhood.

Sub-Area III (Rt. 33):

. Facilitate the economic revitalization of the downtown district;
. Create new off-street parking opportunities; and,
Provide new streetscaping to improve economic conditions within the area.

The Redevelopment Plan will facilitate the Borough’s efforts to achieve these goals and objectives,

and will improve the quality of life for residents and the economic development climate for the
entire Borough.
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IIb. PHYSICAL DESCRIPTION OF THE MAIN STREET REDEVELOPMENT AREA

The Main Street Redevelopment Area contains approximately 12 acres of land area. These 12 acres
include a small portion of wetlands and a significant brownfield site, which may be constrained due
to state and federal regulations, or is currently undergoing remediation by the responsible party. It
is not anticipated that these two factors will significantly impact implementation of the Main Street
Redevelopment Plan.

The Redevelopment Area is delincated on the attached Main Street Redevelopment Area Map and
includes 81 individual parcels with 32 different owners. Also see the Main Street Redevelopment
Area Map, for a geographic plotting of these blocks and lots.

The Main Street Redevelopment Area contains a mix of uses, as listed below.

Sub-Area I (Bank Street): Municipal facilities (municipal building, firehouse, and Historic
Society building) and mostly vacant industrial buildings.

Sub-Area II (South Academy Street Area): Vacant residential structures and undeveloped
lots.

Sub-Area III (Rt. 33): Commercial/retail structures and vacant lots.

With the exception of the parcels on Bank Street and South Academy Streets, the parcels front on
Main Street (N.J.S.H. 33). All lots are within the Borough’s state-designated Town Center area.
See also Appendix 1, Existing Zoning and Base Map, attached hereto.

Illa. RELATIONSHIP OF THE MAIN STREET REDEVELOPMENT PLAN TO
DEFINITE LOCAI OBJECTIVES:

The Main Street Redevelopment Plan is consistent with the Borough’s 1998 Master Plan. For
example, a goal of the Master Plan is to “Revitalize the central downtown business district and
improve the economic viability of the Borough.” An additional goal of the Circulation Element of
the Plan is that . .. pedestrian movement must be a priority. Linkages must be reestablished

“between the various areas of town.” In addition, the trend toward decline of the downtown business
district was recognized as an issue within the Master Plan. This Plan is a critical step in reversing
that trend. '
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IlIb. PROPOSED LAND USES AND BUILDING REQUIREMENTS:

1. EXISTING ZONING

The Main Street Redevelopment Area includes portions of four (4) zoning districts. They
are: the PED (Planned Economic Development), R-4 (Residential Single-Family), CC-1
(Central Commercial 1}, and the CC-2 (Central Commercial 2) districts. The PED district
contains the largely-vacant Phillips Lighting industrial building. The R-4 district also
includes the South Academy Sub-Area, which contains vacant residential structures and lots.
Properties within both the CC-1 and CC-2 districts (Sub-Area II - Re. 33) are generally
conforming and fully utilized. However, the rear portion of these lots are used for parking
and have a confusing array of ownership and odd configurations. As a result, access is
constrained and impedes future economic development within the downtown portion of the
Borough.

See Appendix 1, Existing Zoning and Base Map for details.

2. PROPOSED ZONING

Sub-Area I (Bank Street): Additional redevelopment design standards have been
promulgated to address a number of development issues, including density, parking and
other design issues. In addition, the Redevelopment Plan includes the provision for either
the construction of affordable housing on-site, or the payment of contributions in lieu of
thereof, whichever option, or combination thereof, is determined best by the Borough to
address its affordable housing obligation. See Section HIb.S, herein for additional details.

The Bank Street Sub-Area redevelopment district (pages 21 - 31), includes appropriate
design standards for building height, facades, sidewalk, parking access and layout and other
related improvements. This will facilitate a redevelopment project in which the buildings do
not overwhelm the adjacent neighborhoods, and are constructed to standards which are in
harmony with the existing environs. The new standards supercede the existing PED zoning
regulation that would otherwise apply to Sub-Area I, except where specified otherwise
herein, and will provide a framework to ensure any new development will be pedestrian-
friendly and provide an attractive viewscape for motorists traveling in the area.

Sub-Area II (South Academy Street): The Sub-Area II district includes the northern side of
South Academy Street from Railroad Avenue to Rogers Avenue. This portion of the
Redevelopment Area will receive additional policies, proposed zoning, design and
development standards in an anticipated amendment to this Redevelopment Plan.

Sub-Area III (Rt. 33): The third portion of the Redevelopment Plan may not require any

revisions to the existing zoning, since only parking, streetscape, and other aesthetic
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enhancements are proposed for the tracts within this Sub-Area. If required, Sub-Area III
may receive additional policies, proposed zoning, design and development standards in a
subsequent amendment to this Redevelopment Plan.

3. PROPOSED IMPROVEMENTS AND DESIGN STANDARDS

There are a number of recommendations for each Sub-Area of the Main Street
Redevelopment Area. The recommendations are outlined in the following classifications.
In addition, each of the Sub-Areas may be treated as independent phases of the overall
Redevelopment Plan, and may be undertaken by different redevelopers and at different
times, independent of each other.

Sub-Area I (Bank Street): See attached Bank Street Sub-Area Development Standards,
which provides guidelines for the physical development of the site.

In addition, a new or reconstructed municipal facility shall be designed, constructed and
fitted out by the selected redeveloper to the Borough’s specifications. This may be achieved
through one of the following means, to be determined in the sole discretion of the Borough:
(1) through adaptive reuse and reconstruction of the existing municipal building, located at
Block 30, Lots 10, 11, and 12 on the Borough’s Tax Map, or (2} through adaptive reuse of
the existing historic structures located at Block 30, Lot 2, with the outfitted space and land
to be conveyed to the Berough by deed, or (3) through construction of a new facility on
property to be conveyed to the Borough by deed from the selected redeveloper.

1f the Borough chooses the second or third option, above, then the property to be received
by the Borough shall be of equal or of greater value than the Borough of Hightstown -
owned municipal building property (as referenced above), as determined through the
preparation of appraisals by a licensed appraiser to be selected by the Borough. A cash
contribution shall be made by the selected redeveloper to the Borough to offset any
deficiency in value between the properties exchanged if it is determined that the Borough
owned property is more valuable than the property and improvements being offered by the
redeveloper. No cash contribution shall be made by the Borough to the redeveloper,
however, if the deficiency is in favor of the Borough. The cxact details of this transaction,
including but not limited to the timing of the conveyance, the relocation of Borough
employces, the preparation of appraisals, etc., shall be specified in the Redeveloper
Agreement. Additionally, if the Borough chooses either option two or three, then the

Borough shall convey the current municipal building property to the selected redeveloper by
deed.

In all cases, the new or reconstructed/rehabilitated municipal facility shall comprise
approximately 15,000 square feet, and at least forty (40) permitted parking spaces shall be
made available for Borough employees by the selected redeveloper. An additional amount of
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permitted parking spaces for volunteers will be made available and the exact number shall be
detailed within the Redeveloper Agreement. Also, an additional amount of spaces will be
considered in the parking plan for periodic governmental uses. Some of these additional
spaces may be shared with other users on the site. The terms of all of the above shall be
detailed in the Redeveloper Agreement.

In lieu of construction of active recreation amenities, the redeveloper shall be required to
make a contribution in an amount to be detailed in the Redeveloper Agreement, based upon
the residential units and the commercial and retail space approved for the Mill project, and
the recreational needs of the Borough, said contribution to be deposited in the to-be-created
Recreation Trust Fund of the Borough of Hightstown, the purpose of which is to provide
for the purchase, lease, acquisition, maintenance and/or improvement of recreational
facilities serving Borough residents and workers. Said contribution shall be paid based on
the uses which have received final Planning Board approval, and shall be paid prior to the

issuance of building permits.

The selected redeveloper of the Bank Street Sub-Area shall be required to provide the low
and/or moderate income dwelling units meeting the anticipated standards of the Council of
the Affordable Housing (COAT) at the rate of one affordable housing unit for every eight
(8) market rate housing units, and one affordable unit for every 25 jobs created, the latter of
which can be approximated to be one affordable housing unit for every 8,333 square feet of
office space, and one affordable housing unit for every 25,000 square feet of retail space.
These formulas are subject to change based upon the final Third Round rules to be approved
by COAH. The exact calculation of affordable housing obligation will be determined by the
Borough Council and its Redevelopment Agency once the redeveloper’s final plans have
been approved by the Planning Board. The redeveloper may satisfy the affordable housing
obligation set forth herein through any of the following means, subject to the review and
approval of the Borough Council and its Redevelopment Agency:

() On-site construction of the required affordable units. If any on-site
affordable housing is constructed, no more than two (2) affordable units may
be constructed fronting N. Academy Street. The balance of any on-site
affordable housing in Sub-Area I must occur at scattered residential locations
throughout the site.

(b) An in-lieu contribution to the Borough’s to-be-created Housing Trust Fund
in the amount of the COAH regional contribution agreement per unit rate
as per the proposed regulations of COAH, dated August 25, 2003, or any
subsequent proposed rules, whether or not such new regulations are adopred
at the time of final site plan approval, plus 10% of said rate for
administrative and legal costs, provided that the Borough will not encumber,
collect from the redeveloper or expend more than the regional contribution
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agreement per unit rate as set forth in the COAH regulations then in effect,
plus 10% of said rate for administrative and legal costs, until after the new

COAH regulations are adopted, or;

{c) A combination of (a) and (b), above, up to the required number of unit
construction and/or contributions.

(d) Such other method that the redeveloper proposes and the Borough Council
and Redevelopment Agency approve.

The schedule for payment of said contribution shall be set forth in the Redeveloper
Agreement.

The inclusion of a sit-down restaurant is highly encouraged as part of the redevelopment
project. The original bridge structure traversing Rocky Brook shall be exposed,
rehabilitated, and made ADA compliant if required by law, and an additional pedestrian
bridge shall be constructed to facilitate pedestrian access to and from all areas of the
redevelopment area.

The attached Bank Street Sub-Area redevelopment standards provides the overall guidelines
for the physical development of the site.

Sub-Area II (South Academy Street):

Land Use: This portion of South Academy Street currently contains residential uses
and is adjacent to the Hightstown Housing Authority. Improved streetscape,
improvements to nearby neighborhood recreational facilities, and other aesthetic
enhancements are planned improvements for this Sub-Area. Subsequent
amendments to the Redevelopment Plan may identify structures and lots within the
designated area to be acquired and demolished and the lots could then be combined
to facilitate the redevelopment of the area. As stated below in the relocation section,
no residential relocations are part of this Redevelopment Plan. Alone, or in
partnership with the selected redeveloper, the Borough may also pursue various state
and federal grant opportunities to help implement various elements of the
Redevelopment Plan for Sub-Area II.

Sub-Area III (Rt. 33):

Land Use: While there are no specific design standards proposed for these

downtown areas at this time, the streetscape enhancements envisioned for these loci
are similar to those currently in the central downtown district. These include brick
paver accents, period lighting, street furniture, stamped, painted crosswalks, etc. In
addition, the walking bridge over the Peddie Lake dam may be replaced. A parking
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area plan for Block 33 has been prepared by Carmella Santaniello, of Van Cleef
Engineering, entitled, “Stockton Street Parking Lot, Phase 2 Downtown
Revitalization,” dated 2/27/04, and is currently under construction.

IIlc. RELOCATION PLAN

As per N.J.S.A. 40A:12A-7a.(3) the Redevelopment Plan is required to provide for any residential
and business relocations. No residential relocations are planned by the Borough. Except as may be
otherwise provided in the Redeveloper Agreement for a specific Sub-Area, any and all costs
‘associated with any business relocations resulting from agreements between the selected redeveloper
and property owners will be the responsibility of the selected redeveloper.

IlId. ACQUISITION OF PROPERTIES

Unless otherwise determined by the Redevelopment Agency, only the following properties, all
within Sub-Area I (Bank Street), are proposed for acquisition as part of the Main Street
Redevelopment Area:

. Block 30, Lots 1 - 7 and 10 - 12; and, Block 21, Lots 1 - 14 and 26

To encourage the Redevelopment Plan implementation, the stub portion of Mechanic Street into
Sub-Area I shall be vacated by the Borough. In addition, Block 30, Lots 8 and 9 (the Historic
Society building) and Lot 13, (the municipal firchouse) are not proposed for acquisition.

The selected redeveloper will assume responsibility for any and all property acquisitions within
Blocks 30 and 21. The Borough may convey Lots 10, 11, and 12 in Block 30 to the redeveloper in
accordance with the terms of the Redeveloper Agreement.

Hle. CONFORMANCE: THE RELATION OF THE MAIN STREET REDEVELOPMENT
PLAN TO INTERGOVERNMENTAL PLANNING:

As per N.J.S.A. 40A:12A-7a.(4) the Redevelopment Plan must be in conformance with the Master
Plans of the contiguous municipalities, the county master plan, and the State Development and
Redevelopment Plan (SDRP). The Borough of Hightstown is totally encompassed by the
Township of East Windsor, also located in Mercer County. However, none of the Redevelopment
Plan’s Sub-Areas border the Township of East Windsor (and its zoning districts). Therefore, no
impacts are anticipated and conformance is not an issue.

The Main Street Redevelopment Plan, including all three Sub-Areas, is consistent with the 1986
Mercer County Growth Management Plan and the 2001 State Development and Redevelopment
Plan (SDRP), which both have similar goals and objectives. The Redevelopment Plan will further
the following specific goals of the SDRP:
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(1)

(2)

3)

4)

(5)

Land Use: “Promote redevelopment and development in Cores and neighborhoods
of Centers and Nodes that have been identified through cooperative regional
planning efforts.” March 2001, The New Jersey State Development and Redevelopment
Plan, pg. 191.

Economic Development: “Promote economic development by encouraging strategic
land assembly, site preparation and infill development, public/private partnerships
and infrastructure improvements that support an identified role for the community
within the regional marketplace.” March 2001, The New Jersey State Development
and Redevelopment Plan, pg 191

Natural Resource Conservation: “Reclaim environmentally damaged sites and
mitigate future negative impacts, particularly to waterfronts, scenic vistas, wildlife
habitats and to Critical Environmental Sites and Historic and Cultural Sites.” March
2001, The New Jersey State Development and Redevelopment Plan, pg. 191.

Recreation: “Provide maximum active and passive recreational opportunities and
facilities at the neighborhood, local and regional levels by concentrating on the
maintenance and rehabilitation of existing parks and open space while expanding
and linking the system through redevelopment and reclamation projects.” March
2001, The New Jersey State Development and Redevelopment Plan, pg. 192.

Redevelopment: “Encourage redevelopment at intensities sufficient to support
transit, a broad range of uses and cfficient use of infrastructure. Promote design that
enhances public safety, encourages pedestrian activity and reduce dependancy on the
automobile.” March 2001, The New Jersey State Development and Redevelopment
Plan, pg. 192,

According to the SDRP, Hightstown is located within the suburban Planning Area (PA2) and is
identified as a Town Center. In 1997, as part of the SDRP process, the Borough of Hightstown
became an officially designated Town Center. This Redevelopment Plan will specifically promote
the Borough'’s state certified Center Designation Plan and Implementation Agenda. According to
page 15 of the Hightstown Town Center petition, “Fnhancing the appearance of the downtown will
attract people and business. Similar coordination will be required to improve accessibility to an
interconnected system of parking.”

The Redevelopment Plan is also consistent with a number of activities outlined in the Center
Designation petition to promote economic growth in Hightstown including:

Revitalizing the Main Street business district and transportation corridor;
Creating a more inviting user-friendly downtown;

Improving parking facilities and access to parking; and,

Expanding access to existing and future commercial establishments
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Finally, the Main Street Redevelopment Plan is consistent with the goals of the Delaware Valley
Regional Planning Commission’s (DVRPC) Horizons 2025 Plan as follows:

. The Main Street Redevelopment Plan will assist in stabilizing an older borough by
improving its current infrastructure to support and enhance the social, economic and
physical character of the communiry.

. It encourages center-based planning since the Borough of Hightstown is a New
Jersey-designated Town Center.

IV. IMPLEMENTATION

Implementation of the Redevelopment Plan for each Sub-Area will be detailed in the Redeveloper
Agreement as negotiated by the Redevelopment Agency and the selected redeveloper(s). An
additional section, Funding Resources, is also appended to the Redevelopment Plan as a roadmap to

potential sources of funding to ensure full implementation of any development scheme for each of
the three Sub-Areas.

V. CONCLUSION

The Main Street Redevelopment Plan has the potential to provide the largest fiscal and aesthetic
impact that the Borough has experienced in many years. Significant volunteer, public and private
sector, and professional commitments and expenditures of time and fiscal resources have been
expended to facilitate the redevelopment of this area.

Additionally, the Redevelopment Plan creates the potential for a phased approach to redeveloping
the area. It provides for pedestrian-friendly development, protects the natural resources of Rocky
Brook and Peddie Lake, creates a green corridor through the center of town, enhances the frontage
on County Route 539, stabilizes and revitalizes a neighborhood, and includes design standards for
Sub-Area I to ensure that all structures within the Sub-Area fit the landscape.

The final outcome of the Main Street Redevelopment Plan will be the revitalization of critical areas
of the community, while creating a new mixed-use development, which will bring significant new
ratables into the community. Additional housing, economic, and recreational and cultural
opportunities will also be created. Finally, the Main Street Redevelopment Plan will help redefine
the Borough of Hightstown and enhance its position as a State-Designated Town Center.
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ER OF RECORD & MAI RESS
54/6 & 7 Dogas, A. & L.; Mercer St., 4754 White Tail Lane, Newport Richey,
FL 34653
54/8 & 9 IJD Properties, C/O Zelnick, J.; 128 Christopher St., Montclair, NJ
07042
54/10 & 23 Nelson, C. & H.; 156 S. Main St., Hightstown, NJ 08520
54/13 & 16.01 Hurley, R.; 109 Mercer St., Hightstown, NJ 08520
54/14,01 Ordonez, L. & J.; 138 S. Main St., Hightstown, NJ 08520
40/14 Carias, H. & Barrios, M.; 207 Rogers Ave., Hightstown, NJ 08520
40/15 Battash, A.; 28 Robertson Rd., E. Windsor, NJ 08520
40/16 Darling, E. & Evers, S.; 200-202 Academy St., Hightstown, NJ 08520
40/17 Amin, M.; 208 Academy St., Hightstown, NJ 08520
40/18 Ames, S.; 210 Academy St., Hightstown, NJ 08520

40/19 McKinnie, V.

Borough of e

40/22 - 24 Bogner Sr., K. & J. & K.; P.O. Box 263, Chester, VT 05143
40125 Bowman, L.; 238 Academy St., Hightstown, NJ 08520

40126 Phillips, D.; 240 Academy St., Hightstown, NJ 08520

40127 Demolished - Cost Charged To Lien - Guadalupe, J. & R; 246

Academy St., Hightstown, NJ 08520

33/1,9, 12, 33 & 35

33/2 Wang, H. & B.; 9 Glengarry Way, Cranbury, NJ 08512

33/3 Owner Unknown

33/4,8,10 & 13 Bond, J.; 210 S. Main St., Hightstown, NJ 08520

33/5 106 Main St., LLC; 106 Main St., Hightstown, NJ 08520
33/6 Blake, D.; 620 Remsen Ave., North Brunswick, NJ 08902
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ERTY OWNERS LIST (as of 05/14/04

3317 Unknown Owner
33/11 Unknown Owner
33/14 Kim, Y.S.; 112 Main St., Hightstown, NJ 08520
33/15& 16 Eastern Dragon Ocean, Inc.; 114-116 Main St., Hightstown, NJ
08520 '

33/17, 21, 22, 26, 27 & | Unidentified
31,32
33/18,29 & 34 TPS Mgmt.; P.O. Box A, Hightstown, NJ 08520
33/19 Manning, G. & M.; 22 Presfile Rd. Robbinsville, NJ 08691
33/20 Alderman, G.; 337 Applegarth Rd., STE 16, Monroe Twp., NJ 08831
33123 -25 C.J. Vanderbeck, LLC; 344 Stockton St., Hightstown, NJ 08520

| 33/28 & 36 Sackowitz, H.; 106 Mercer St., Hightstown, NJ 08520
33/30 Bond, J. & Tolmie, C.; 210 S. Main St., Hightstown, NJ 08520
30/1-7 A & E Reality Group; 278 Monmouth St., Hightstown, NJ 08520
IV Borougoleg —— ——————
30/8 & 9 Hightstown-East Windsor Historical Society
28/56 & 57 BowuhofMighoows o
21/1-14 & 26 A & E Reality Group; 278 Monmouth St., Hightstown, NJ 08520
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IMPLEMENTATION FUNDING RESOURCES

Based on proposed development information provided at the various public hearings, the following

list of grant/loan programs may be utilized to address some of these elements. The following is not a
comprehensive list, but merely represents known opportunitics. Additional funding sources will be

identified as the project elements proceed and new opportunities surface.

NJ DOT Transportation Enhancement Program Fund: This grant program could provide
funds to make significant enhancements, such as period lighting, sidewalk replacement,
street furniture and landscaping, to the remaining unimproved areas within the downtown
district.

N]J DOT Bikeways Program: This program could provide grants up to about $150,000
each to build the infrastructure within the proposed greenway. Projects that connect to
regional trails and local amenities/facilities will fare best.

NJ DOT Centers of Place Program: This program provides grant funding to address
transportation-related issues, such as parking, or pedestrian amenities, such as the Peddie

lake crosswalk. Only municipalities which are listed as designated within the State

Development and Redevelopment Plan (SDRP), such as Hightstown, are eligible for this
grant program. In 2003 awards averaged $187,000.

NJ DEP Historic Preservation Trust and the New Jersey Historic Commission Grant
Programs: These two programs provide grants for restoration of historic structures,
including design and capital costs necessary to preserve existing historic resources. Capital
Preservation Grants are for construction expenses related to the preservation and restoration
of historic properties and associated architectural and engineering expenses and awards range
from $5,000 to $750,000. However, the applicant, (local government or a non-profit) must
own the property or have a valid lease for 15 years, and the property must be listed, or
eligible for listing, in the state or federal Register of Historic Places.

NJ DEP Environmental Infrastructure Financing Program: This program could provide a
low-interest loan (currently around 1.2%) for construction costs to replace/repair existing
sewer and storm water systems to ensure the protection of water quality. This program may
provide significant savings due to the lower interest rate of this program and costs of
bonding locally. This program could also provide funding to study and remediate localized
storm water flooding. While there is no upper limit to funding, most awards are multi-
million in magnitude. '

N]J DEP Livable Communitics Program: This program could provide grant funds for

recreation-related improvements and development (excluding land acquisition) such as the
grecnway. In previous years, Livable Communities were capped at $100,000.
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N] DEP Hazardous Discharge and Site Remediation (HDSRF) Program: The grant
program could provide up to $2,000,000 in grant funding to the municipality for
environmental site investigation. Funds may be used for Preliminary Assessment (PA), Site
Investigation (SI) and Remedial Investigation (RI). Funds may not be used for cleanup
activities.

NJ DCA Small Cities Programs:

. Public Facilities: These funds may be utilized to construct or improve essential
public facilities which will primarily benefit people of low and moderate-income
and/or redevelopment areas. In a designated redevelopment area, eligible activities
include streets, sidewalks, strectscape improvements, lighting, infrastructure and
recreational amenities. Awared are typically in the $400,000 range.

’ Innovative Development Fund (IDF): Projects within a redevelopment area, that
propose two or more inter-related activities such as land acquisition and parking, and
are related to implementation of the redevelopment project, are eligible for this
funding source. Additionally, IDF projects must be ineligible for any other Small
Cities funding source, Awards generally range up to $400,000.

. Employment Development: Projects that result in the creation of new employment

opportunities for low and moderate income are eligible for funding under this
category. Proposed projects may include loans to for-profit enterprises, or off-site
public improvement grants. Awards generally range up to $400,000.

Low-Income Housing Tax Credits: This competitive program can supply between 50 and
75% of development costs for affordable family or senior housing. The money is provided
through syndication of tax credits that are bought by companies with a tax obligation and
paid out over a ten year period. Currently, LIHTCs are the most productive method of
providing affordable housing in the country. A closely related, non-competitive program
offers up to 30 percent of development costs. Both programs are administered by the NJ
Housing and Mortgage Finance Agency.

Federal Historic Preservation Tax Incentives: This program offers development costs for
the rehabilitation and restoration of buildings that are National Historic Landmarks, that are
listed in the National Register, and that contribute to National Register Historic Districts
and certain local historic districts. Properties must be income-producing and must be
rehabilitated according to standards set by the Secretary of the Interior. A 20 percent
rehabilitation tax credit equals 20 percent of the amount spent in the certified rchabilitation
of a certified historic structure. The 10 percent tax credit equals 10 percent of the amount
spent to rehabilitate a non-historic building buile before 1936.
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. Various NJ Economic Development Authority (EDA): EDA offers a wide-range of loans

and tax credits for projects that result in new job creation. As additional information

becomes available on the types of uses within the Redevelopment Area, specific NJ EDA
programs will be identified and targeted.

. Municipal Bonding: Local financing may be provided to the designated redeveloper for
portions of the project at a lower-than-market interest rate. The designated redeveloper
would benefit from the lower interest rate and would be responsible for all municipal fees,
principal and interest payments.
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Sub-Area I (BANK STREET) DESIGN CRITERIA

The overarching design criteria to govern the redevelopment of the former Rug Mill site are as

fOHOWS:

Provide a welcoming public space along North Main Street. In addition, green space should
be included to the maximum extent possible within the Sub-Area and should be considered
an integral design element.

All efforts must be made to allow visibility to the site’s interior retail facilities and natural
and historic features from North Main Street.

The surrounding Main Street streetscaping design shall be continued along the west side of
the North Main Street frontage, to Bank Street. Elements of the existing streetscape design
should be used within the site and along Bank Street, as accents. See page 30, subsection k.1.

A greenway shall be established along the Rocky Brook corridor and a footbridge shall be
provided to link the Redevelopment Area together.

New retail and office buildings shall be strongly encouraged to have fronts on North Main
Street, Bank Street and the parking areas.

Usable pedestrian accessways shall be provided throughout the site, connecting to existing
perimeter sidewalks and to the Greenway.

Buildings shall be considered in terms of their relationship to the surrounding natural
environment as well as in relation to the human scale.

Design visual and green space transitions, which include pedestrian connections and
landscaping, to buffer the existing Historical Society property. Additionally, volunteer

firefighters and fire equipment shall have unimpeded access to the firehouse.

Create a new street front along Academy Street that respects the scale and character of the
opposite side of the street.
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BANK STREET SUB-AREA REDEVELOPMENT DISTRICT

LAND USE

1. Land Use: The Bank Street Sub-Area currently contains vacant facilities, and
commercial and governmental uses. The area is bounded by Route 33 (Main Street),
Rocky Brook, and residential neighborhoods. Selected structures, if approved by the
Borough, may be demolished, and existing environmental hazards will (continue) to
be remediated as required by the New Jersey Department of Environmental
Protection. The lots will then be combined to facilitate the redevelopment of the
area. In partnership with the selected redeveloper, the Borough may pursue various
state and federal grant opportunities to help accomplish the redevelopment of this
Sub-Area. The collaborative partnership between the Borough and the selected
redeveloper may also seck funding assistance to assist in the development of the

greenway along Rocky Brook.

a. The following uses are pcrmitted within the Sub-Area |
Redevelopment district:

1. Adaptive reuse of the site’s existing structures for residential
and commercial/office use

2. Residential uses including duplexes/townhomes and multi-
family dwellings held in a condominium form of ownership.
Rental apartments are prohibited

3. Studios for the visual and performing arts

4.  Hotel

5.  Governmental uses and other public facilidies

6. Passive and active recreational facilities

7. Retailing within a completely enclosed building, but

excluding drive through retail. A variety of retail shops shall

be provided to encourage and maximize consumer choice.

8. Personal and business services within a completely enclosed
building, excluding drive-thrus.

9. Offices
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10.  Public facilities, including public parking facilities

11.  Restaurants and other places to eat and drink, but not
including drive-thrus or fast food type establishments.

12.  Banks and finandial institutions, excluding drive-thrus.

13.  Residential dwelling units as upper floor use of buildings
containing above permitted principal uses.

14.  Scientific and research laboratories
15. Pharmaceutical operations (non-manufacturing)
16.  Computer centers
b.  Accessory Uses:
1. Signs
2. Parking decks and garages
All other uses, unless specifically permitted, are prohibited.

c. Permitted residential dwelling types include: (1) townhomes/duplexes on
fee simple lots or under a condominium form of ownership; and (2)
multi-family dwellings under a condominium form of ownership. Rental
apartments are specifically prohibited. Townhomes/duplexes shall average
at least 2,500 square feet of floor space, and multi-family dwellings shall
average at least 1,500 square feet of floor space.

d.  The maximum number of residential dwellings permitted within the Bank
Street Sub-Area shall not exceed eight (8) townhomes/duplex units and 72
multi-family condominium-type units. A minimum of sixty (60)
residential units (townhomes/duplexes and multi-family dwellings) in total
shall be required. The minimum and maximum requirements may be
amended by the Redevelopment Agency, based on a recommendation
from the Planning Board.

e.  Only townhouse/duplex development shall be permitted to front on
North Academy Street.
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DESIGN STANDARDS

1. Setbacks and Buffers: In consideration of Rocky Brook and the critical need for an
attractive viewscape from New Jersey State Highway 33 and County Route 539, the
following setbacks and buffers will be required. See also the atrached Schedule of Area
and Bulk Regulations on page 31.

a, Setbacks:

1.

All buildings shall have minimum set backs consistent with the
building setback of the Historical Society (Block 30, Lots 8 and 9)
from County Route 539 (North Main Street). All parking and
roadways shall be setback a minimum of 15 feet from the interior
edge of the existing sidewalk along North Main Street (C.R. 539),
to facilitate the creation of the viewscape from Route 33 into the
new mixed-use development. Based on review of the parking study,
additional buffering, green space, and/or landscaping may be
required.

2. Itis the intent of the Governing Body to retain as much of the
historic structures as practicable. Any demolition of any part of the
existing structures is subject to approval of the Planning Board.

3. Ten (10) foot front and side yard setbacks shall be required for all
new structures along Bank Street.

4. Minimum front yard setbacks for townhomes/duplexes shall be
fifteen (15) feet. Porches may project not more than five (5) feet
into the required front yard setback.

5. Minimum distance between townhomes/duplexes shall be fifteen
(15) feet, equally divided between lots.

b. Buffers:
1. All proposed structures, with the exception of improvements to the

greenway and parking lots, shall be set back from-any
environmentally sensitive arcas as designated by the New Jersey
Department of Environmental Protection (NJDEP) and the Rocky
Brook. A minimum 10 foot wide buffer, measured from top of
bank and extending to 28 feet in width or greater, wherever
practicable, shall be provided on both sides of the Rocky Brook as
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per the Hightstown Environmental Commission’s greenway design
concept specifications (February 1999). Specifically, the Rocky
Brook buffer is to be 28 feet in width on both sides of the water
body, unless the selected redeveloper demonstrates to the
satisfaction of the Planning Board that compliance with same is
impracticable and will exact undue hardship on the ability of the
selected developer to provide adequate parking for the development,
in which case the buffer area may be reduced in certain locations
along the Rocky Brook to no less than ten (10) feet in width. A
continuous eight (8) foot wide pathway shall be provided within the
greenway along the Rocky Brook to permit public access through
the greenway and link with the planned eight (8) foot wide
pedestrian access bridge. The planned pedestrian bridge shall have a
minimum span to conform with floodway requirements. The
Environmental Commission shall review the redeveloper’s greenway
plan and provide advice to the Planning Board.

Buffers as required by the regulations in effect at the time of plan approval
shall be provided for any environmentally sensitive lands as designated by
NJDEP. Those areas, as well as the buffers, shall be deed restricted to
prevent future development, with the exception of trails for recreational or
pedestrian circulation purposes, and the Borough of Hightstown shall be
granted an casement on said lands for chat purpose.

A thirty (30) foot buffer shall be required between any new structures,
with the exception of service area structures, and the Historic Society
building (Block 30, Lots 8 and 9). This buffer may include green space,

pedestrian improvements such as sidewalks, and recycling/rubbish storage

areas.

Individual driveways and garages shall not be permitted to front on
Academy Street.

2. Design Standards

a.

Impervious Coverage: An amount not to exceed 75% of the total
redevelopment area (excluding Block 30, Lots 8, 9 and 13), within the
Bank Street Sub-Area, may be covered by impervious surfaces. This
includes structures, parking areas, and other related infrastructure. Any
redevelopment activities or structures shall be in conformance with
applicable NJDEP regulations with regard to groundwater recharge, and
result in no net loss of groundwater recharge due to such activities.
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b.

Floor Area Ratio (FAR): FAR for commercial uses within Sub-Area I
(excluding Block 30, Lots 8, 9 and 13) shall not exceed .30 of the entire
tract (excluding Block 30, Lots 8, 9 and 13), and also excluding basement
space used for storage or underground parking.

Any principal non-residential building may contain more than one (1)
individual use, provided that the total Floor Area Ratio (FAR} and lot
coverage does not exceed the maximums specified herein.

A minimum of 60,000 square feet of both adaptive reusc and new
buildings shall be commercial, office, governmental, or retail uses. Based
on results of a parking study, this requirement may be amended by the
Redevelopment Agency, based on a recommendation from the Planning

Board.
Buﬂding Design:

1.  The maximum height of any new building or building addition,
excluding residential townhomes/duplexes, shall not exceed the
height of the existing Rug Mill structures. Rooftop appurtenances
for new buildings or additions shall not exceed five (5) feet above
the roofline. The maximum height for adaptive reuse of existing
site buildings shall be the existing building height, excluding
screened rooftop appurtenances, which shall not exceed an

additional five (5) feet.

2. Residential townhomes/duplexes shall not exceed two and one half
stories or thirty-five {35) feet in height as measured from the grade
curb level in front of each residential building to the highest point
of the roof.

3. Residential uses shall be permitted on all floors of the existing
buildings.

4, All new buildings, excluding residential townhomes/duplexes shall
 match the facade of the existing Rug Mill structures. Residential
townhomes and duplexes shall match the character and style of the
North Academy/Stockton Street neighborhood. Detailed
architectural plans including colors, materials, and textures, shall be
provided for all buildings and accessory structures. Detailed floor
plans shall be provided for the new municipal facility.

5. The Architectural Review Committee shall review and advise the
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10.

Planning Board and the redeveloper with regard to architectural
features, styles and materials.

Buildings shall be located to allow for adequate fire and

CMErgency access.

All new construction must conform to Americans with Disabilities

(ADA) Act requirements.

All external appurtenances, including but not limited to electrical
components and HVAC equipment, including roof-mounted units,
shall not exceed five (5) feet above the roofline, shall be screened by
landscaping or enclosed to match the building facade, and shall not
be included in determining building height.

Such HVAC and other appurtenances shall comply with all state
statutes governing noise levels for both day and night time uses.

All power, phone, CATV, and other utilities shall be installed
underground, as per current engineering standards. Roof antennae
or towers shall not be permitted.

f. Circulation and Parking: The circulation plan will be dependent on final
designs as submitted by the selected redeveloper(s) to the Planning Board.

Usable pedestrian walkways within the site shall be designed to
interconnect to parking lots and North Main and Bank Streets, and
to the greenway where possible. Based upon the selected
redeveloper’s parking plan, identifying the number of potential on-
street parking spaces along the one side of Bank Street and North
Academy Street, the Planning Board may allow on-street parking

_ along Bank and North Academy Streets to be included in the

redeveloper’s overall parking requirement calculations. Four spaces
of on-street parking on Bank Street shall be made available for use by
the existing business on the corner of Bank and North Main Streets
and shall not be included in any shared use parking analysis.

1. Retail or other commercial uses shall provide one (1) parking
space for every 300 square feet of building area. Retail or
food service drive-thrus are prohibited.

2. Office uses shall provide one (1) parking space for each 300

square feet of gross floor area.
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10.

Movie houses, other theaters, restaurants, and entertainment
uses shall provide one (1) space for every three (3) seats or
one (1) space per 40 square feet of usable seating, floor, or
activity area, whichever is greater.

The Planning Board may approve a total reduction of the
required parking where such reduction is demonstrated by a
study of the combined, or shared uses and customary
operation of the uses that adequate parking would be
provided for the actual uses. The Planning Board shall also
encourage the developer to pursue accessible off-site shared

use parking,

The selected redeveloper’s traffic study shall investigate such
limiting factors including but not limited to, safe and
efficient access, existing roadway capacities, levels of service,
traffic signals, timing, existing and proposed volumes, peak
hour analyses, and the ability of the existing conditions to
absorb the projected amount of traffic. Maximum utilization
of the property shall be dependent upon the results of the
traffic study.

For 90 degree parking, standard parking spaces shall be nine
(9) feet in width and a minimum of 18 feet in lcngth.

The location, size, and signage of accessible parking spaces
must conform to all ADA requirements.

Parking lot layout, landscaping, and buffering shall be
designed to enhance the viewscape from New Jersey State

Highway (NJSH) Route 33 (North Main Street) frontage.

The interior of parking lots shall be landscaped to provide

shade and visual relief.

Parking garages and decks are permitted accessory uses in
Sub-Area I, and are subject to Planning Board approval.
Approval of the need for and size of the parking garage shall
be determined by the Planning board in conjunction with the
overall number of parking spaces required. If the sclected
redeveloper proposes a parking garage or deck, it must be
properly located by the redeveloper to provide clear views of
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il.

12.

13.

14.

15.

16.

all scenic and historic sites within Sub-Area I from key off-site
and on-site vistas, as determined by the Planning Board. Any
approvals of a parking garage, including bulk and height, will
be evaluated and determined by the Planning Board during
the site plan review process.

Landscaped islands shall dictate flow and provide pedestrian
safety zones.

For lots with eleven (11) or more spaces, a minimum of one
(1) tree shall be planted for every twenty (20) spaces and shall
not include those planted along the perimeter.

Parking spaces and accessible spaces shall be clearly marked at
all times.

Parking for residential units shall require two parking spaces
per unit, subject to approval under N.J.A.C. 5:21-3.5 (Special
Area Standards).

Individual driveways and garages shall not be permitted to
front on North Academy Street.

Increasc the safety of pedestrians, bicyclists and motorists by
providing streetscape improvements and a mid-block
pedestrian crossing on Bank Street.

Loading and Unleading: All such activities shall occur on the interior
of the development, i.e. not on any state, county or municipal right-
of-way. Hours of dclivery shall be determined by the Planning Board
and set forth as a condition of approval.

Signs:

Except as noted below, all applicable provisions of Chapter 29, Signs,
of the existing Revised Geneval Ordinances of the Borough of
Hightstown, including but not limited to provisions applicable to
PED and shopping centers shall apply to Sub-Arca I:

1.

One free standing sign shall be permitted along the North
Main Street frontage, and one free standing sign to identify
the commercial buildings shall be permitted along the Bank

-28-



Main Street Redevelopment Flan

Borough of Hightstown, Mercer County

Street frontage.
Each retail store front shall be permitted a facade sign.

The redeveloper shall provide a comprehensive sign package,
including colors, to the Planning Board. The Planning
Board may approve a comprehensive sign package for the
project that exceeds the standards in Chapter 29 and/or in
this document, in terms of sign area and number of signs if it
is demonstrated to the Board’s satisfaction such additional
signage is necessary to appropriately identify the uses on the
site from the street, and is consistent with good planning for
the site.

Lighting:

All lighting shall be post or building mounted and oriented

carthward to minimize light pollution.

1.

Parking area lighting shall be post-mounted, located on
landscaped islands, and shall not exceed 20 feet in height
above grade.

Street fixtures should be period lighting similar to those sited
in the downtown area along Mercer Street.

Pedestrian and access point lighting shall be post-mounted
and shall not exceed 14 feet in height above grade.

Where lighting abuts residential areas, fixtures shall be
shielded to eliminate light overflow into residential lots.

High pressure sodium lighting shall be used throughout the
residential areas, and the developer shall pay the up-front cost
per fixture to reduce the ongoing operational and
maintenance costs to the municipality. Exact details will be
specified in the Redeveloper Agreement.

Lighting in commercial/office areas of the development shall

be privately owned and maintained by the sclected
redeveloper.
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j- Fences/Enclosures: Shall be prohibited with the following

exceptions:

1.

All bulk waste/recycling receptacles (dumpsters) shall be
screened. Such screening shall be of adequate height to fully
shicld the recepracle and shall utilize plantings and/or brick

-construction with a brick front and gated access way which

can be secured during periods of non-use. Chain link fencing
is prohibited. If landscape screening is utilized, bollards shall
be provided to maintain the integrity of the planted
screening. Full brick construction shall be required for
structures located within designated buffer areas adjacent to
any residential or commercial buildings.

Ornamental fencing along North Main Street.

Privacy fencing along the rear boundary of the Bank Street
Sub-Area abutting the properties designated as Block 21, Lots
15,19, 21 and 22.

Heights of all fencing are subject to Planning Board review
and approval.

k. Infrastructure:

1.

Sidewalk/Walkways: Pedestrian or connecting walkways shall
be constructed of pavers, concrete and/or textured concrete in
colors and/or patterns consistent with the existing Main
Street infrastructure. All walkways shall be a minimum of
five (5) feet in width, and shall extend from the building
facade to the curb line, with an arca for landscaping and street
trees. All facilities within the eastern portion of the Bank
Street Sub-Area shall be connected by such walkways.
Crosswalks traversing parking areas shall be constructed of
brick, paver, or stamped, painted asphalt. All materials shall
be compatible with the existing streetscape along Main Street.

Roadways: As appropriate, all roadways must conform to the
State of New Jersey Residential Site Improvement Standards,
N.J.A.C. 5:21, unless otherwise approved under N.J.A.C.
5:21-3.5 (Special Area Standards).

-30-



Main Street Redevelopment Plan

Borough of Hightstown, Mercer County

3. Water, Sewer and Stormwater Management: These systems
are to be constructed by the designated redeveloper, and shall
be subject to review and approval by all applicable federal,
state, and local agencies, and will be the responsibility of the
selected redeveloper(s) based on the final approved usages
within the area. All water, sewer and stormwater systems
must conform to the State of New Jerscy Residential Site
Improvement Standards, N.J.A.C. 5:21, as relating to the
residendial component of the proposed plan, unless otherwise
approved under N.J.A.C. 5:21-3.5 (Special Arca Standards),
and to the New Jersey Department of Environmental
Protection Stormwater regulations as relating to the
nonresidential component of the plan, and shall be subject to
the applicable state laws and regulations in effect at the time
of plan approval.

Unless expressly modified herein, all existing Borough of Hightstown
sitc plan and subdivision criteria shall apply to development plans
submitted within the Bank Street Sub-Area I Redevelopment district
as per Chapters 26, 27, 28 and 29 of the Borough of Hightstown
Code. In the event of any inconsistencies between the approved
Redevelopment Plan and the aforementioned Code chaprters, this
Redevelopment Plan shall govern.
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