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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 (c) 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 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. 
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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. 

IIa. 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. 
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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 II (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. 

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 delineated 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. 
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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. 

IIIa. RELATIONSHIP OF THE MAIN STREET REDEVELOPMENT PLAN TO 
DEFINITE LOCAL 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. 

IIIb. 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 - Rt. 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 a provision for the 
construction of affordable housing on-site. See Section IIIb.3, herein for additional 
details.  

The Bank Street Sub-Area redevelopment district (pages 16-27), 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 supersede 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. 
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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.  COAH 
fair share, and its local housing rehabilitation needs  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 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, the Borough may require that a new or reconstructed municipal facility shall 
be designed, constructed and fitted out by the selected Redeveloper to the Borough’s 
specifications as part of the Redevelopment project, or a cash contribution negotiated in 
lieu thereof.  If the municipal facility is made part of the Redevelopment project, then 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 Borough by deed, or (3) through 
construction of a new facility on property to be conveyed to the Borough by deed from 
the selected Redeveloper.  The determination as to whether the municipal facility is to be 
made part of the Redevelopment project, or whether a cash contribution shall be made by 
the selected Redeveloper to the Borough in lieu thereof, shall be the subject of 
negotiations between the Borough and the selected Redeveloper, and shall be 
incorporated into the Redeveloper Agreement.         

If the municipal facility is made part of the Redevelopment project, then the new or 
reconstructed facility shall be fully functional as a place of business.  Borough Hall 
currently contains a vault for records storage and this vault must be maintained or 
replaced.  Whether the facility is new or reconstructed it shall include exterior upgrades 
to the entire complex, including the police and garage areas.  If Borough Hall is being 
newly built or reconstructed, temporary offices must be provided as needed for Borough 
employees.  These temporary offices must be prepared and outfitted so that the temporary 
quarters are fully functional as a place of business. 
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Additionally, if the municipal facility is made part of the Redevelopment project, then the 
value of the option chosen 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 exact details of 
this transaction, including but not limited to the timing of the conveyance, the relocation 
of Borough employees, the preparation of appraisals, etc., shall be specified in the 
Redeveloper Agreement.   

Additionally, if the municipal facility is made part of the Redevelopment project, then the 
size of the new or reconstructed/rehabilitated municipal facility shall be determined by 
the Borough and the selected Redeveloper during negotiations and incorporated into the 
Redeveloper Agreement.   

Finally, if the municipal facility is made part of the Redevelopment project, then at least 
forty (40) parking spaces shall be made available for Borough employees and at least 
twenty-four (24) parking spaces shall be made available for the Volunteer Fire 
Department.  Regardless of whether the municipal facility is made part of the 
Redevelopment project, between sixty (60) and eighty (80) spaces are to be considered in 
a shared parking analysis, and shall be made available for Municipal Court parking 
needs.  This shared parking need for the Municipal Court occurs during both day and 
evening hours.  The terms of all of the above shall be detailed in the Redeveloper 
Agreement. 

The Redeveloper shall be required to make a contribution for recreation facilities 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 by the Planning Board and 
the recreational needs of the Borough, said contribution to be deposited in a Recreation 
Trust Fund established for 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 made based 
on the uses which have received final Planning Board site plan 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 
sufficient low and/or moderate income dwelling units in order for the Borough to 
satisfactorily address and meet the regulations of the Council on Affordable Housing 
(COAH) as a result of the Redevelopment project.  An exact calculation of the 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 exact manner in which the selected Redeveloper shall satisfy the Borough’s COAH 
obligation as a result of the Redevelopment project shall be determined by the Borough 
and the selected Redeveloper during negotiations and incorporated into the Redeveloper 
Agreement.   
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The inclusion of a full service 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 provide 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 property.  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 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.  

IIIc. 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. 

IIId. 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 
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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 firehouse) 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.  

IIIe. 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: 

(1) 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. 

(2) 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. 

(3) 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. 

(4) 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.  

(5) Redevelopment: “Encourage redevelopment at intensities sufficient to support 
transit, a broad range of uses and efficient use of infrastructure.  Promote design  
that enhances public safety, encourages pedestrian activity and reduce 
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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, “Enhancing 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  

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 community. 

• 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 
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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. 

MAP 1 
MAP II 
MAP III 
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PROPERTY OWNERS LIST (As of August 1, 2006) 

BLOCK/LOT OWNER OF RECORD & MAILING ADDRESS 
54/6 & 7 Dogias, A. Alexander & Lola, 4754 White Tail Lane, Newport Richey, 

FL 34653 

54/8 & 9 IJD Properties, c/o Jeff  Zelnick, 128 Christopher St., Montclair, NJ 
07042 

54/10 & 23 Nelson, Craig Lee & Helen, 156 S. Main St., Hightstown, NJ 08520 

54/13 & 16.01 Hurley, Ruth V., 109 Mercer St., Hightstown, NJ 08520 

54/14.01 Ordonez, Luis F. & Juan E., 138 S. Main St., Hightstown, NJ 08520 

40/14 Carias, Hector & Barrios, Maydra, 207 Rogers Ave., Hightstown, NJ 
08520 

40/15 Battash, Annie, 205 Rogers Avenue, Hightstown, NJ 08520 

40/16 Darling, Elizabeth & Shishone Evers, S. 200 Academy St., 
Hightstown, NJ 08520 

40/17 Amin, Mohammad, 102 Bryn Mawr Avenue, Lansdowne, PA 19050 

40/18 Ames, Samuel, 210 Academy St., Hightstown, NJ 08520 

40/19 McKinnie, Virginia, 212 Academy St., Hightstown, NJ 08520 

40/20 Ordonez Realty, LLC, 138 S. Main Street, Hightstown, NJ 08520 
(20 & 21 consolidated in 2006) 

40/22 - 24 DM Properties, Inc., 10 Gumani Court, Freehold, NJ 07728 

40/25 Bowman, Lucy, 238 Academy St., Hightstown, NJ 08520 

40/26 Phillips, Dennis G., 240 Academy St., Hightstown, NJ 08520 

40/28 Borough of Hightstown, 148 N. Main Street, Hightstown, NJ 08520 

33/1, 9, 12, 33 & 35 Borough of Hightstown, 148 N. Main Street, Hightstown, NJ 08520 

33/2 Wang, Bangning J. & Huichuan S., 2691 Magazine Lane, Tracy, CA 
95377 

33/3 Owner Unknown 

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

33/5 106 Main St., LLC, 106 Main St., Hightstown, NJ 08520 

33/6 Blake, Deanna, 620 Remsen Ave., North Brunswick, NJ 08902 
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PROPERTY OWNERS LIST (As of August 1, 2006) 
BLOCK/LOT OWNER OF RECORD & MAILING ADDRESS 

33/7 Unknown Owner 

33/11 Unknown Owner 

33/14 Eastern Dragon Ocean, Inc., 114 Main St., 2nd Floor, Hightstown, NJ 
08520 

33/15 & 16 Eastern Dragon Ocean, Inc., 114 Main St., 2nd Floor, Hightstown, NJ 
08520 

33/17, 21, 22, 26, 27 & 
31, 32 

These lots no longer exist in the Borough 

33/18, 29 & 34 TPS Management, c/o Richardson Management, 2115 State Highway 
33, Trenton, NJ 08690-1740 

33/19 Mannino, Giovanni B. & Maria, 22 Presfile Rd. Robbinsville, NJ 
08691 

33/20 Alderman, Gloria, POB 7424, Monroe, NJ 08831 

33/23 - 25 C.J. Vanderbeck, LLC, 344 Stockton St., Hightstown, NJ 08520 

33/28 & 36 Sackowitz, Harry, 106 Mercer St., Hightstown, NJ 08520 

33/30 Bond, Jeffrey & Tolmie, Catherine, 210 S. Main St., Hightstown, NJ 
08520 

30/1 - 7 Greystone Capital Partners NJ, LLC, 700 S. Henderson Road, #210, 
King of Prussia, PA 19406 

30/10-13 Borough of Hightstown, 148 N. Main Street, Hightstown, NJ 08520 

30/8 & 9 Hightstown-East Windsor Historical Society, 164 N. Main Street, 
Trenton, NJ 08520 

28/56 & 57 Borough of Hightstown, 148 N. Main Street, Hightstown, NJ 08520 

21/1 - 14 & 26 Greystone Capital Partners NJ, LLC, 700 S. Henderson Road, #210, 
King of Prussia, PA 19406 
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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 opportunities.  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. 

• NJ 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. 

• NJ DEP Livable Communities Program: This program could provide grant funds for 
recreation-related improvements and development (excluding land acquisition) such as 
the greenway.  In previous years, Livable Communities were capped at $100,000. 

• NJ 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), 
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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, streetscape 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 
rehabilitation of a certified historic structure.  The 10 percent tax credit equals 10 percent 
of the amount spent to rehabilitate a non-historic building built before 1936. 

• 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 
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would benefit from the lower interest rate and would be responsible for all municipal 
fees, principal and interest payments. 

Sub-Area I (BANK STREET) DESIGN CRITERIA 

The overarching design criteria governing the redevelopment of the former Rug Mill site are as 
follows: 

1. Green space shall be included to the maximum extent possible within the Sub-Area and 
should be considered an integral design element. 

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

3. 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 25, 
subsection k.1. 

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

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

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

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

8. 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. 

9. Create a new street front along Academy Street that respects the scale and character of 
the neighborhood on the opposite side of the street. 

10. Require that before 75% of all approved residential units receive Certificates of 
Occupancy that 100% of all non-residential uses shall be constructed and completed. 

11. Roof top spaces shall be encouraged for passive and active recreation uses, such as 
patios, gardens, swimming pools and sunbathing areas. 

12. The Borough of Hightstown recognizes the importance of environmental sustainability 
and, therefore, the Redeveloper is encouraged to evaluate the potential for LEED 
accreditation of the Bank Street Sub-Area I Redevelopment District. 
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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 seek funding assistance to assist in the development of the greenway along 
Rocky Brook.  

a. The following uses are permitted within the Sub-Area I 
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 facilities 

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 other business services within a completely 
enclosed building, excluding drive-thrus. 

9. Offices. 

10. Public facilities, including public parking facilities 

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

3. Roof top recreation spaces and uses. 

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  be no less than 1,000 square feet of floor space and contain 
no more than two bedrooms per dwelling unit. 

d. The number of residential dwellings permitted within the Bank 
Street Sub-Area, including any affordable units required by the 
Borough, shall be between eighty (80) and one hundred thirty 
(130) units.  This number shall be inclusive of eight (8) 
townhomes/duplex units and an acceptable number of multi-family 
condominium-type units, which number shall be determined 
between the Borough and the selected Redeveloper and 
incorporated into the Redeveloper Agreement.  The numeric 
requirements may be amended by the Redevelopment Agency, 
based on a recommendation from the Planning Board and the final 
number of approved units shall be based on the traffic and parking 
studies submitted to and approved by the Planning Board during 
site plan review. 

e. Only townhouse/duplex units 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.   

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. It is 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.  Minimum rear yard setback for 
townhomes/duplexes shall be thirty (30) feet.  Porches may 
project not more than five (5) feet into the required front 
yard setback. 

5. Minimum lot depth for townhomes/duplexes shall be one 
hundred ten (110) feet. 

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

7. The minimum set back for accessory structures shall be 
five (5) feet. 

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 areas as 
designated by the New Jersey Department of 
Environmental Protection (NJDEP) and the Rocky Brook.  
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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 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.  

c. 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 
easement on said lands for that purpose.   

d. 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. 

e. 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 
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in conformance with applicable NJDEP regulations and Borough 
Ordinances with regard to storm water control. 

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. 

c. 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. 

d. A minimum of 14,000 square feet of adaptive reuse and/or new 
buildings shall be office uses.  Additionally, a minimum of 6,300 
square feet of adaptive reuse and/or new buildings shall be retail 
uses.  Based on the results of market, traffic, and parking studies, 
these requirements may be relaxed by the Redevelopment Agency 
based on a recommendation from the Planning Board.   

e. Building 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 and accessory recreation uses for 
residents may be developed on building roof tops. 

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.   



Main Street Redevelopment Plan  Borough of Hightstown, Mercer County 

 21

Detailed floor plans shall be provided for the new 
municipal facility.  

5. The Architectural Review Committee shall review and 
advise the Planning Board and the Redeveloper with regard 
to architectural features, styles, materials and colors.  

6. Buildings shall be located, designated and identified to 
allow for adequate fire and emergency access. 

7. All new construction and adaptive reuse must conform to 
Americans with Disabilities (ADA) Act requirements. 

8. 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.  

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

10. 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 design submitted by the selected Redeveloper(s) to the 
Planning Board.  

1. 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 North Academy Street, the Planning Board may 
allow on-street parking along North Academy Street 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.  
Circulation throughout the site should be designed so that 
pedestrian pathways have priority and take precedence over 
vehicular circulation.  Downtown parking ratios can only 
be sustained when complemented by a well developed 
pedestrian system.  The downtown parking ratios that 
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follow will be permitted only when the Redeveloper can 
demonstrate to the Planning Board that the design of the 
site’s pedestrian circulation adequately establishes 
pedestrian priorities and connections to the downtown.  
Absent such design, additional parking on-site may be 
required. 

2. Retail or other commercial uses shall provide one (1) 
parking space for every 500 square feet of building area.  
Retail or food service drive-thrus are prohibited. 

3. Office uses shall provide one (1) parking space for each 
400 square feet of gross floor area. 

4. 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.   

5. 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 parking use. 

6. 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 safely absorb the projected amount of traffic.  
Utilization of the property shall be dependent upon the 
results of the traffic study which may alter the number of 
units, mix of uses and commercial floor area permitted on-
site. 

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

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

9. 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. 
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10. The interior of parking lots shall be landscaped to provide 
shade and visual relief.   

11. 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 
selected Redeveloper proposes a parking garage or deck, it 
must be properly located by the Redeveloper to provide 
clear views of 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. 

12. Landscaped islands shall dictate flow and provide 
pedestrian safety zones.  

13. 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.   

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

15. 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).   

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

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

g. Loading and Unloading: 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 delivery shall be determined by 
the Planning Board and set forth as a condition of approval. 

h. Signs: 

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

2. Each retail store front shall be permitted a facade sign. 

3. The Redeveloper shall provide a comprehensive sign 
package, including colors and materials, 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. 

i. Lighting:  

All lighting shall be post or building mounted and oriented 
earthward 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. 

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

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

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

5. Lighting shall conform to the Borough’s specifications 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. 

6. Lighting in commercial/office areas of the development 
shall be privately owned and maintained by the selected 
Redeveloper.  

j. Fences/Enclosures: Shall be prohibited with the following 
exceptions: 
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1. All bulk waste/recycling receptacles (dumpsters) shall be 
fully screened.  Such screening shall be of adequate height 
to fully shield the receptacle 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 building. 

2. Ornamental fencing along North Main Street.  

3. 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. 

4. 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 area 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 decorative paving.  
All materials shall be compatible with the existing 
streetscape along Main Street. 

2. 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). 

3. Water, Sewer and Stormwater Management: These systems 
are to be investigated, constructed and upgraded, as 
required, 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 
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systems must conform to the State of New Jersey 
Residential Site Improvement Standards, N.J.A.C. 5:21, as 
relating to the residential component of the proposed plan, 
unless otherwise approved under N.J.A.C. 5:21-3.5 
(Special Area 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. 

l. Unless expressly modified herein, all existing Borough of 
Hightstown Site Plan and Subdivision Ordinances and 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 chapters, this Redevelopment Plan shall 
govern. 

m. The Planning Board is hereby authorized to grant all necessary 
relief pursuant to N.J.S.A. 40:55D-70a., b. and c., as well as all 
requested waivers. 

n. A final project market study shall be submitted to the Planning 
Board together with a Site Plan application. 

o. All NJDEP site environmental remediation approvals regarding the 
Mill Property and related reports and correspondence shall be 
submitted to the Planning and Borough Engineer together with a 
Site Plan application. 

 
2279527v1 July 31, 2006 Revisions 

 26



 

TABLE OF CONTENTS 
 

I . INTRODUCTION .............................................................................................................. 1 

IIa.  GOALS AND OBJECTIVES............................................................................................. 2 

IIb.  PHYSICAL DESCRIPTION OF THE MAIN STREET REDEVELOPMENT AREA .... 3 

IIIa.  RELATIONSHIP OF THE MAIN STREET REDEVELOPMENT PLAN TO DEFINITE 
LOCAL OBJECTIVES:...................................................................................................... 4 

IIIb.  PROPOSED LAND USES AND BUILDING REQUIREMENTS: .................................. 4 

1. EXISTING ZONING.................................................................................. 4 

2. PROPOSED ZONING................................................................................ 4 

3. PROPOSED IMPROVEMENTS AND DESIGN STANDARDS ............. 5 

IIIc.  RELOCATION PLAN........................................................................................................ 7 

IIId.  ACQUISITION OF PROPERTIES .................................................................................... 7 

IIIe.  CONFORMANCE: THE RELATION OF THE MAIN STREET REDEVELOPMENT 
PLAN TO INTERGOVERNMENTAL PLANNING: ....................................................... 8 

IV . IMPLEMENTATION......................................................................................................... 9 

V . CONCLUSION................................................................................................................... 9 

Appendix 
 
1. Maps...................................................................................................................... 10 
2. Block and Lot/Property Owners List .................................................................... 10 
3. Funding Resources for Implementation................................................................ 13 
4. Bank Street Sub Area Redevelopment Districts ................................................... 16 
5. Design Standards .................................................................................................. 18 

 i



<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /SyntheticBoldness 1.00
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize false
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveEPSInfo true
  /PreserveHalftoneInfo false
  /PreserveOPIComments true
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
    /ActionIs
    /AgencyFB-Bold
    /AgencyFB-Reg
    /AkbarPlain
    /Algerian
    /Alpine
    /Arial-Black
    /Arial-BlackItalic
    /Arial-BoldItalicMT
    /Arial-BoldMT
    /Arial-ItalicMT
    /ArialMT
    /ArialNarrow
    /ArialNarrow-Bold
    /ArialNarrow-BoldItalic
    /ArialNarrow-Italic
    /ArialRoundedMTBold
    /ArialUnicodeMS
    /BaskOldFace
    /Bauhaus93
    /BellMT
    /BellMTBold
    /BellMTItalic
    /BerlinSansFB-Bold
    /BerlinSansFBDemi-Bold
    /BerlinSansFB-Reg
    /BernardMT-Condensed
    /Billo
    /BlackadderITC-Regular
    /BodoniMT
    /BodoniMTBlack
    /BodoniMTBlack-Italic
    /BodoniMT-Bold
    /BodoniMT-BoldItalic
    /BodoniMTCondensed
    /BodoniMTCondensed-Bold
    /BodoniMTCondensed-BoldItalic
    /BodoniMTCondensed-Italic
    /BodoniMT-Italic
    /BodoniMTPosterCompressed
    /BookAntiqua
    /BookAntiqua-Bold
    /BookAntiqua-BoldItalic
    /BookAntiqua-Italic
    /BookmanOldStyle
    /BookmanOldStyle-Bold
    /BookmanOldStyle-BoldItalic
    /BookmanOldStyle-Italic
    /BookshelfSymbolSeven
    /BRADDON
    /BradleyHandITC
    /BritannicBold
    /Broadway
    /BrrrrrRegular
    /BrushScriptMT
    /CalifornianFB-Bold
    /CalifornianFB-Italic
    /CalifornianFB-Reg
    /CalisMTBol
    /CalistoMT
    /CalistoMT-BoldItalic
    /CalistoMT-Italic
    /Castellar
    /Centaur
    /Century
    /CenturyGothic
    /CenturyGothic-Bold
    /CenturyGothic-BoldItalic
    /CenturyGothic-Italic
    /CenturySchoolbook
    /CenturySchoolbook-Bold
    /CenturySchoolbook-BoldItalic
    /CenturySchoolbook-Italic
    /ChickenWireLady
    /Chiller-Regular
    /ColonnaMT
    /ComicSansMS
    /ComicSansMS-Bold
    /CooperBlack
    /CopperplateGothic-Bold
    /CopperplateGothic-Light
    /CourierNewPS-BoldItalicMT
    /CourierNewPS-BoldMT
    /CourierNewPS-ItalicMT
    /CourierNewPSMT
    /CurlzMT
    /DauphinPlain
    /Demo1
    /EdwardianScriptITC
    /Elephant-Italic
    /Elephant-Regular
    /EngraversMT
    /ErasITC-Bold
    /ErasITC-Demi
    /ErasITC-Light
    /ErasITC-Medium
    /EstrangeloEdessa
    /EternaBoldItalicSWFTE
    /EternaBoldSWFTE
    /EternaItalicSWFTE
    /EternaRegularSWFTE
    /FelixTitlingMT
    /FootlightMTLight
    /ForteMT
    /FranklinGothic-Book
    /FranklinGothic-BookItalic
    /FranklinGothic-Demi
    /FranklinGothic-DemiCond
    /FranklinGothic-DemiItalic
    /FranklinGothic-Heavy
    /FranklinGothic-HeavyItalic
    /FranklinGothic-Medium
    /FranklinGothic-MediumCond
    /FranklinGothic-MediumItalic
    /FreestyleScript-Regular
    /FrenchScriptMT
    /Garamond
    /Garamond-Bold
    /Garamond-Italic
    /GatineauBold
    /GatineauBoldItalic
    /GatineauItalic
    /GatineauPlain
    /Georgia
    /Georgia-Bold
    /Georgia-BoldItalic
    /Georgia-Italic
    /Gigi-Regular
    /GillSansMT
    /GillSansMT-Bold
    /GillSansMT-BoldItalic
    /GillSansMT-Condensed
    /GillSansMT-ExtraCondensedBold
    /GillSansMT-Italic
    /GillSans-UltraBold
    /GillSans-UltraBoldCondensed
    /GloucesterMT-ExtraCondensed
    /GoudyHandtooledBT-Regular
    /GoudyOldStyleBT-Bold
    /GoudyOldStyleBT-BoldItalic
    /GoudyOldStyleBT-Italic
    /GoudyOldStyleBT-Roman
    /GoudyOldStyleT-Bold
    /GoudyOldStyleT-Italic
    /GoudyOldStyleT-Regular
    /GoudyStout
    /Haettenschweiler
    /HarlowSolid
    /Harrington
    /HighTowerText-Italic
    /HighTowerText-Reg
    /Impact
    /ImprintMT-Shadow
    /InformalRoman-Regular
    /Jokerman-Regular
    /JuiceITC-Regular
    /KristenITC-Regular
    /KunstlerScript
    /LatinWide
    /LetterGothicMT
    /LetterGothicMT-Bold
    /LetterGothicMT-BoldOblique
    /LetterGothicMT-Oblique
    /Lincoln
    /LiteEuro
    /LiteUS
    /LithographBold
    /LithographLightPlain
    /LithographPlain
    /LucidaBright
    /LucidaBright-Demi
    /LucidaBright-DemiItalic
    /LucidaBright-Italic
    /LucidaCalligraphy-Italic
    /LucidaConsole
    /LucidaFax
    /LucidaFax-Demi
    /LucidaFax-DemiItalic
    /LucidaFax-Italic
    /LucidaHandwriting-Italic
    /LucidaSans
    /LucidaSans-Demi
    /LucidaSans-DemiItalic
    /LucidaSans-Italic
    /LucidaSans-Typewriter
    /LucidaSans-TypewriterBold
    /LucidaSans-TypewriterBoldOblique
    /LucidaSans-TypewriterOblique
    /LucidaSansUnicode
    /Magneto-Bold
    /MaiandraGD-Regular
    /ManuscriptRegularSWFTE
    /MaturaMTScriptCapitals
    /MicrosoftSansSerif
    /Mistral
    /Modern-Regular
    /MonotypeCorsiva
    /MSOutlook
    /MSReferenceSansSerif
    /MSReferenceSpecialty
    /NiagaraEngraved-Reg
    /NiagaraSolid-Reg
    /OCRAExtended
    /OldEnglishTextMT
    /Onyx
    /Paintbrush
    /PalaceScriptMT
    /PalatinoLinotype-Bold
    /PalatinoLinotype-BoldItalic
    /PalatinoLinotype-Italic
    /PalatinoLinotype-Roman
    /Papyrus-Regular
    /Parchment-Regular
    /Perpetua
    /Perpetua-Bold
    /Perpetua-BoldItalic
    /Perpetua-Italic
    /PerpetuaTitlingMT-Bold
    /PerpetuaTitlingMT-Light
    /Playbill
    /PoorRichard-Regular
    /PresidentPlain
    /Pristina-Regular
    /RageItalic
    /Ravie
    /Rockwell
    /Rockwell-Bold
    /Rockwell-BoldItalic
    /Rockwell-Condensed
    /Rockwell-CondensedBold
    /Rockwell-ExtraBold
    /Rockwell-Italic
    /ScriptMTBold
    /ShowcardGothic-Reg
    /SnapITC-Regular
    /Stencil
    /Strenuous3D
    /SymbolMT
    /Tahoma
    /Tahoma-Bold
    /TechnicalItalic
    /TechnicalPlain
    /TempusSansITC
    /TimesNewRomanMT-ExtraBold
    /TimesNewRomanPS-BoldItalicMT
    /TimesNewRomanPS-BoldMT
    /TimesNewRomanPS-ItalicMT
    /TimesNewRomanPSMT
    /Trebuchet-BoldItalic
    /TrebuchetMS
    /TrebuchetMS-Bold
    /TrebuchetMS-Italic
    /TwCenMT-Bold
    /TwCenMT-BoldItalic
    /TwCenMT-Condensed
    /TwCenMT-CondensedBold
    /TwCenMT-CondensedExtraBold
    /TwCenMT-Italic
    /TwCenMT-Regular
    /UniversityOrnateSWFTE
    /Verdana
    /Verdana-Bold
    /Verdana-BoldItalic
    /Verdana-Italic
    /VinerHandITC
    /Vivaldii
    /VladimirScript
    /Webdings
    /Wingdings2
    /Wingdings3
    /Wingdings-Regular
    /Wolf'sBaneExpanded
    /ZWAdobeF
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects true
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile (None)
  /PDFXOutputCondition ()
  /PDFXRegistryName (http://www.color.org)
  /PDFXTrapped /Unknown

  /Description <<
    /FRA <>
    /JPN <FEFF3053306e8a2d5b9a306f30019ad889e350cf5ea6753b50cf3092542b308000200050004400460020658766f830924f5c62103059308b3068304d306b4f7f75283057307e30593002537052376642306e753b8cea3092670059279650306b4fdd306430533068304c3067304d307e305930023053306e8a2d5b9a30674f5c62103057305f00200050004400460020658766f8306f0020004100630072006f0062006100740020304a30883073002000520065006100640065007200200035002e003000204ee5964d30678868793a3067304d307e30593002>
    /DEU <>
    /PTB <>
    /DAN <>
    /NLD <>
    /ESP <>
    /SUO <>
    /ITA <>
    /NOR <>
    /SVE <>
    /ENU <>
  >>
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice


