Meeting Minutes
Hightstown Borough Council
July 20, 2020
6:30 p.m.

The meeting was called to order by Mayor Quattrone at 6:32 p.m. and he read the Open Public Meetings Act
statement which stated, “Adequate notice of this meeting has been given in accordance with the Open Public
Meetings Act, pursuant to Public Law 1975, Chapter 231. Said notice was sent to the Trenton Times and the
Windsor-Hights Herald, and is posted on the Borough website.” Do to COVID-19 and self-distancing protocols,
this meeting was held remotely through freeconferencecall.com.

The flag salute followed Roll Call.

PRESENT ABSENT

Councilmember Bluth
Councilmember Cicalese
Councilmember Jackson
Councilmember Misiura
Councilmember Musing
Councilmember Stults
Mayor Quattrone
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Also in attendance: Margaret (Peggy) Riggio, Deputy Borough Clerk; Debra Sopronyi Borough
Clerk/Administrator; Fred Raffetto, Borough Attorney; George Lang, CFO; Kevin McManimon, Redevelopment
Attorney and Donna Miller, CCH-Borough Planner’s Office.

The Flag Salute followed roll call.

APPROVAL OF AGENDA

Councilmember Bluth requested to amend the agenda to add a discussion regarding hybrid meetings to New
Business. Council President Musing moved the agenda as amended; Seconded by Councilmember Bluth.

Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.

Agenda approved as amended 6-0.

APPROVAL OF MINUTES

June 10, 2020 — Public Session

Moved by Councilmember Bluth; Seconded by Councilmember Misiura.

Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
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Minutes approved 6-0.

June 10, 2020 — Executive Session

Moved by Councilmember Bluth; Seconded by Councilmember Stults.
Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
Minutes approved 6-0.

June 15, 2020 — Public Session

Moved by Council President Musing; Seconded by Councilmember Jackson.
Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.

Minutes approved 6-0.

PUBLIC COMMENT

Mayor Quattrone opened the public comment period and the following individuals spoke:

There being no one coming forward, Mayor Quattrone closed the public comment period.

ORDINANCES

Discussion Ordinance 2020-04 Planning Board Recommendations for Revisions to the Redevelopment Plan
Councilmember Jackson recused himself at this time.

Borough Attorney, Fred Raffetto, reviewed changes brough forth by the Planning Board:

Tract C Sub-Zone (Page 16) — Permitted Principal Uses: add New Item #5 — Amenity Center/Amenity Space:

5. Amenity Center / Amenity Space shall mean space within the redevelopment area where social, leisure and
recreational facilities are offered to residents of the redevelopment area and may include ancillary support services
such as leasing and property management offices, storage, business center, conference/meeting rooms and resident
services.

Townhouse — Bulk Standards, Tract A and C - Maximum building height requirement of 2-1/2 stories appearance
from any public street.

Both Mr. Raffetto and Mr. McManimon, Redevelopment Attorney, feel that these changes are substantive and
would require the reintroduction of the ordinance and rescheduling of the public hearing.

Donna Miller, CCH, further explained the changes to the draft redevelopment plan.

Ordinance 2020-04 Reintroduction Ordinance of the Borough of Hightstown, In the County of Mercer
Adopting a New Redevelopment Plan for Tax Block 8, Lots 12-14; Tax Block 18, Lots 8-12; Tax Block 21,
Lots 1-14, 20 and 26; and Tax Block 30, Lots 1-13
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Councilmember Stults moved to amend Ordinance 2020-04, excepting the changes brought forth by Planning Board;
Seconded by Councilmember Misiura.

Roll Call Vote: Councilmembers Bluth, Cicalese, Misiura, Musing and Stults voted yes.
Ordinance amended 5-0.
Moved for reintroduction by Councilmember Stults; Seconded by Councilmember Misiura.
Roll Call Vote: Councilmember Bluth, Cicalese, Misiura, Musing and Stults voted yes.
Ordinance reintroduced 5-0. Public Hearing scheduled for August 3, 2020.

ORDINANCE 2020-04

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

ORDINANCE OF THE BOROUGH OF HIGHTSTOWN, IN THE COUNTY OF MERCER

ADOPTING A NEW REDEVELOPMENT PLAN FOR TAX BLOCK 8, LOTS 12-14; TAX

BLOCK 18, LOTS 8-12; TAX BLOCK 21, LOTS 1-14, 20 AND 26; AND TAX BLOCK 30,
LOTS 1-13

WHEREAS, pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., by
Resolution 2003-19 adopted on December 1, 2003, as amended by Resolution 2018-72, adopted on March 19, 2018,
and Resolution 2019-224, adopted on December 16, 2019, the Borough Council (“Borough Council”) of the
Borough of Hightstown (the “Borough™) designated the properties known as Tax 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, 20 & 26; Block 8, Lots 12-14; Block 18, Lots 8-12 on the Borough’s official tax map
(collectively, the “Redevelopment Area”), as an “area in need of redevelopment”; and

WHEREAS, a revised redevelopment plan containing development standards for that portion of the
Redevelopment Area known as Sub-Area | (Bank Street) was adopted by Ordinance Number 2015-04 on April 20,
2015 by the Borough Council, which revised those redevelopment plans for the Redevelopment Area previously
adopted by the Borough on September 7, 2004, October 2, 2006, and October 6, 2008, and which was subsequently
further amended by ordinances adopted by the Borough Council on March 6, 2017 and April 2, 2018 (the “Original
Bank Street Redevelopment Plan”); and

WHEREAS, RBG Hightstown, LLC (the “RBG”) proposed to redevelop that portion of the Redevelopment
Area consisting of Block 30, Lots 1-7 and Lots 10-13, and Block 21, Lots 1-5 & 26 on the Borough’s official tax
map (collectively, the “Original Project Area”), which constitutes part of Sub-Area | (Bank Street); and

WHEREAS, on March 10, 2017, the Borough and RBG entered into an Amended and Restated Redevelopment
Agreement (the “RBG Amended and Restated Redevelopment Agreement”), pursuant to which, among other things,
RBG agreed to redevelop the portion of the Redevelopment Area consisting of Block 30, Lots 1-13, and Block 21,
Lots 1-13, 20 & 26 on the Borough’s official tax map (together with the Original Project Area, the “RBG Project
Area”), which constitutes part of Sub-Area | (Bank Street), by constructing thereon a project including
approximately 47,500 square feet of retail space, approximately 266 residential units, and associated parking and
other infrastructure improvements (the “RBG Project”); and

WHEREAS, RBG subsequently sold its interest in the RBG Project Area to 3PRC, LLC (the “Redeveloper”);
and
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WHEREAS, the Redeveloper expressed a desire to redevelop the RBG Project Area in a manner generally
consistent with the RBG Amended and Restated Redevelopment Agreement, as well as the parcels designated on the
Borough’s tax map as Block 21, Lot 14; Block 8, Lots 12-14; and Block 18, Lots 8-12 (the “Additional Property”
and together with the RBG Project Area, the “Project Area™); and

WHEREAS, in accordance with the criteria set forth in the Redevelopment Law, the Borough identified and
designated the Additional Property as an "area in need of redevelopment"; and

WHEREAS, the Borough owns that portion of the Project Area consisting of Block 30, Lots 10-13 and Block
21, Lot 20 on the Borough’s tax map (“Borough Property™); and

WHEREAS, the Hightstown East Windsor Historical Society (the “Historical Society”) owns that portion of
the Project Area consisting of Block 30, Lots 8 & 9 on the Borough’s tax map (the “Historical Society Property”);
and

WHEREAS, the Redeveloper owns that portion of the Project Area consisting of Block 30, Lots 1-7, and Block
21, Lots 1-14 and 26 on the Borough’s tax map (“PRC Property”); and

WHEREAS, by Resolution Number 2020-37, adopted on January 21, 2020, the Borough Council designated
Redeveloper as the conditional redeveloper of the Project Area, and

WHEREAS, the Borough Council desires to adopt a new redevelopment plan for the Project Area containing
development standards therefor; and

WHEREAS, Clarke Caton Hintz prepared a redevelopment plan, entitled “Bank Street Redevelopment Plan”
(the “Bank Street Redevelopment Plan”), setting forth such development standards for the Project Area.

NOW, THEREFORE, BE AND IT IS HEREBY ORDAINED by the Mayor and Council of Borough of
Hightstown, in the County of Mercer and the State of New Jersey, as follows:

Section 1.  The aforementioned recitals are incorporated herein as though fully set forth at length.

Section 2.  The Bank Street Redevelopment Plan is hereby approved and adopted.

Section 3.  The sections(s) of the Borough’s Zoning Map that related to the property governed by the Bank
Street Redevelopment Plan are hereby amended to incorporate the provisions of the Bank Street Redevelopment

Plan.

Section 4.  All ordinances and resolutions or parts thereof inconsistent with this ordinance, including those
relating to the Original Bank Street Redevelopment Plan, are hereby rescinded.

Section 5. This ordinance shall take effect in accordance with applicable law.
Appendix 1 attached hereto and made part thereof.
Councilmember Jackson returned at this time.
Ordinance 2020-05 Final Reading and Public Hearing Bond Ordinance Providing for Improvements to
Various Roads in and by the Borough of Hightstown, in the County of Mercer, New Jersey, Appropriating
$873,000 therefor and Authorizing the Issuance of $273,000 Bonds or Notes of the Borough to Finance Park
of the Cost Thereof

Mayor Quattrone opened the public hearing and the following individuals spoke:

There being no one coming forward, Mayor Quattrone closed the public hearing.
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Moved for adoption by Councilmember Cicalese; Seconded by Councilmember Bluth.
Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
Ordinance adopted 6-0.
ORDINANCE 2020-05
BOROUGH OF HIGHTSTOWN

COUNTY OF MERCER
STATE OF NEW JERSEY

BOND ORDINANCE PROVIDING FOR IMPROVEMENTS TO
VARIOUS ROADS IN AND BY THE BOROUGH OF HIGHTSTOWN, IN
THE COUNTY OF MERCER, NEW JERSEY, APPROPRIATING
$873,000 THEREFOR AND AUTHORIZING THE ISSUANCE OF
$273,000 BONDS OR NOTES OF THE BOROUGH TO FINANCE PART
OF THE COST THEREOF.

BE IT ORDAINED BY THE BOROUGH COUNCIL OF THE BOROUGH OF HIGHTSTOWN, IN THE
COUNTY OF MERCER, NEW JERSEY (not less than two-thirds of all members thereof affirmatively concurring)
AS FOLLOWS:

Section 1.  The improvement described in Section 3(a) of this bond ordinance is hereby authorized to be
undertaken by the Borough of Hightstown, in the County of Mercer, New Jersey (the "Borough") as a general
improvement. For the improvement or purpose described in Section 3(a), there is hereby appropriated the sum of
$873,000, including the $600,000 grant expected to be received from the State of New Jersey Department of
Transportation Municipal Aid Program (the “State Grant”). Pursuant to N.J.S.A. 40A:2-11(c), no down payment is
provided for the costs of the project since the project is being partially funded by the State Grant.

Section 2. In order to finance the cost of the improvement not covered by the State Grant, negotiable bonds
are hereby authorized to be issued in the principal amount of $273,000 pursuant to the Local Bond Law. In
anticipation of the issuance of the bonds, negotiable bond anticipation notes are hereby authorized to be issued
pursuant to and within the limitations prescribed by the Local Bond Law.

Section 3.  (a) The improvement hereby authorized and the purpose for the financing of which the bonds are
to be issued is improvements to various roads, including Springcrest Drive, Taylor Avenue, Spruce Court and Glen
Drive, including curb, sidewalk and roadway improvements, and further including all work and materials necessary

therefor and incidental thereto.
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(b) The estimated maximum amount of bonds or bond anticipation notes to be issued for the improvement or
purpose is as stated in Section 2 hereof.

(c) The estimated cost of the improvement or purpose is equal to the amount of the appropriation herein made
therefor.

Section 4. All bond anticipation notes issued hereunder shall mature at such times as may be determined by
the chief financial officer; provided that no bond anticipation note shall mature later than one year from its date,
unless such bond anticipation notes are permitted to mature at such later date in accordance with applicable law.
The bond anticipation notes shall bear interest at such rate or rates and be in such form as may be determined by the
chief financial officer. The chief financial officer shall determine all matters in connection with bond anticipation
notes issued pursuant to this bond ordinance, and the chief financial officer's signature upon the bond anticipation
notes shall be conclusive evidence as to all such determinations. All bond anticipation notes issued hereunder may
be renewed from time to time subject to the provisions of the Local Bond Law or other applicable law. The chief
financial officer is hereby authorized to sell part or all of the bond anticipation notes from time to time at public or
private sale and to deliver them to the purchasers thereof upon receipt of payment of the purchase price plus accrued
interest from their dates to the date of delivery thereof. The chief financial officer is directed to report in writing to
the governing body at the meeting next succeeding the date when any sale or delivery of the bond anticipation notes
pursuant to this bond ordinance is made. Such report must include the amount, the description, the interest rate and
the maturity schedule of the bond anticipation notes sold, the price obtained and the name of the purchaser.

Section 5. The Borough hereby certifies that it has adopted a capital budget or a temporary capital budget, as
applicable. The capital or temporary capital budget of the Borough is hereby amended to conform with the
provisions of this bond ordinance to the extent of any inconsistency herewith. To the extent that the purposes
authorized herein are inconsistent with the adopted capital or temporary capital budget, a revised capital or
temporary capital budget has been filed with the Division of Local Government Services.

Section 6.  The following additional matters are hereby determined, declared, recited and stated:

(d) The improvement or purpose described in Section 3(a) of this bond ordinance is not a current expense. It is
an improvement or purpose that the Borough may lawfully undertake as a general improvement, and no part of the
cost thereof has been or shall be specially assessed on property specially benefitted thereby.

(b) The period of usefulness of the improvement or purpose within the limitations of the Local Bond Law,
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according to the reasonable life thereof computed from the date of the bonds authorized by this bond ordinance, is
10 years.

(c) The Supplemental Debt Statement required by the Local Bond Law has been duly prepared and filed in the
office of the Clerk, and a complete executed duplicate thereof has been filed in the office of the Director of the
Division of Local Government Services in the Department of Community Affairs of the State of New Jersey. Such
statement shows that the gross debt of the Borough as defined in the Local Bond Law is increased by the
authorization of the bonds and notes provided in this bond ordinance by $273,000, and the obligations authorized
herein will be within all debt limitations prescribed by the Local Bond Law.

(d) An aggregate amount not exceeding $113,000 for items of expense listed in and permitted under N.J.S.A.
40A:2-20 is included in the estimated cost indicated herein for the purpose or improvement.

Section 7. The Borough hereby declares the intent of the Borough to issue bonds or bond anticipation notes
in the amount authorized in Section 2 of this bond ordinance and to use the proceeds to pay or reimburse
expenditures for the costs of the purposes described in Section 3(a) of this bond ordinance. This Section 7 is a
declaration of intent within the meaning and for purposes of Treasury Regulations.

Section 8.  Any grant moneys received for the purpose described in Section 3(a) hereof shall be applied either
to direct payment of the cost of the improvement or to payment of the obligations issued pursuant to this bond
ordinance. The amount of obligations authorized but not issued hereunder shall be reduced to the extent that such
funds are so used.

Section 9. The chief financial officer of the Borough is hereby authorized to prepare and to update from time
to time as necessary a financial disclosure document to be distributed in connection with the sale of obligations of
the Borough and to execute such disclosure document on behalf of the Borough. The chief financial officer is
further authorized to enter into the appropriate undertaking to provide secondary market disclosure on behalf of the
Borough pursuant to Rule 15¢2-12 of the Securities and Exchange Commission (the ARule@) for the benefit of
holders and beneficial owners of obligations of the Borough and to amend such undertaking from time to time in
connection with any change in law, or interpretation thereof, provided such undertaking is and continues to be, in the
opinion of a nationally recognized bond counsel, consistent with the requirements of the Rule. In the event that the
Borough fails to comply with its undertaking, the Borough shall not be liable for any monetary damages, and the

remedy shall be limited to specific performance of the undertaking.
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Section 10. The full faith and credit of the Borough are hereby pledged to the punctual payment of the
principal of and the interest on the obligations authorized by this bond ordinance. The obligations shall be direct,
unlimited obligations of the Borough, and the Borough shall be obligated to levy ad valorem taxes upon all the
taxable real property within the Borough for the payment of the obligations and the interest thereon without
limitation of rate or amount.

Section 11. This bond ordinance shall take effect 20 days after the first publication thereof after final adoption,
as provided by the Local Bond Law.

Ordinance 2020-06 Final Reading and Public Hearing Bond Ordinance Providing for Drainage
Improvements to the Water and Sewer Utility and by the Borough of Hightstown, in the County of Mercer,
New Jersey, Appropriating $310,000 Therefor and Authorizing the Issuance of $295,200 Bonds or Notes in
the Borough to Finance the Cost Thereof
Moved for adoption by Councilmember Misiura; Seconded by Councilmember Bluth.
Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
Ordinance adopted 6-0.
ORDINANCE 2020-06
BOROUGH OF HIGHTSTOWN

COUNTY OF MERCER
STATE OF NEW JERSEY

BOND ORDINANCE PROVIDING FOR DRAINAGE IMPROVEMENTS TO THE
WATER AND SEWER UTILITY AND BY THE BOROUGH OF HIGHTSTOWN, IN THE
COUNTY OF MERCER, NEW JERSEY, APPROPRIATING $310,000 THEREFOR AND
AUTHORIZING THE ISSUANCE OF $295,200 BONDS OR NOTES OF THE BOROUGH
TO FINANCE THE COST THEREOF.

BE IT ORDAINED BY THE BOROUGH COUNCIL OF THE BOROUGH OF HIGHTSTOWN, IN THE
COUNTY OF MERCER, NEW JERSEY (not less than two-thirds of all members thereof affirmatively concurring)
AS FOLLOWS:

Section 1.  The improvement described in Section 3(a) of this bond ordinance is hereby authorized to be
undertaken by the Borough of Hightstown, in the County of Mercer, New Jersey (the "Borough™) as a general
improvement. For the improvement or purpose described in Section 3(a), there is hereby appropriated the sum of
$310,000, including the sum of $14,800 as the down payment required by the Local Bond Law. The down payment

is now available by virtue of provision for down payment or for capital improvement purposes in one or more
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previously adopted budgets.

Section 2. In order to finance the cost of the improvement or purpose not covered by application of the down
payment, negotiable bonds are hereby authorized to be issued in the principal amount of $295,200 pursuant to the
Local Bond Law. In anticipation of the issuance of the bonds, negotiable bond anticipation notes are hereby
authorized to be issued pursuant to and within the limitations prescribed by the Local Bond Law.

Section 3.  (a) The improvement hereby authorized and the purpose for the financing of which the bonds are
to be issued is drainage improvements to Springcrest Drive, Taylor Avenue, Spruce Court and Glen Drive, including
all work and materials necessary therefor and incidental thereto and further including all related costs and incidental
thereto.

(b) The estimated maximum amount of bonds or bond anticipation notes to be issued for the improvement or
purpose is as stated in Section 2 hereof.

(c) The estimated cost of the improvement or purpose is equal to the amount of the appropriation herein made
therefor.

Section 4.  All bond anticipation notes issued hereunder shall mature at such times as may be determined by
the chief financial officer; provided that no bond anticipation note shall mature later than one year from its date,
unless such bond anticipation notes are permitted to mature at such later date in accordance with applicable law.
The bond anticipation notes shall bear interest at such rate or rates and be in such form as may be determined by the
chief financial officer. The chief financial officer shall determine all matters in connection with bond anticipation
notes issued pursuant to this bond ordinance, and the chief financial officer's signature upon the bond anticipation
notes shall be conclusive evidence as to all such determinations. All bond anticipation notes issued hereunder may
be renewed from time to time subject to the provisions of the Local Bond Law or other applicable law. The chief
financial officer is hereby authorized to sell part or all of the bond anticipation notes from time to time at public or
private sale and to deliver them to the purchasers thereof upon receipt of payment of the purchase price plus accrued
interest from their dates to the date of delivery thereof. The chief financial officer is directed to report in writing to
the governing body at the meeting next succeeding the date when any sale or delivery of the bond anticipation notes
pursuant to this bond ordinance is made. Such report must include the amount, the description, the interest rate and
the maturity schedule of the bond anticipation notes sold, the price obtained and the name of the purchaser.

Section 5.  The Borough hereby certifies that it has adopted a capital budget or a temporary capital budget, as

July 20, 2020 9



applicable. The capital or temporary capital budget of the Borough is hereby amended to conform with the
provisions of this bond ordinance to the extent of any inconsistency herewith. To the extent that the purposes
authorized herein are inconsistent with the adopted capital or temporary capital budget, a revised capital or
temporary capital budget has been filed with the Division of Local Government Services.

Section 6.  The following additional matters are hereby determined, declared, recited and stated:

(a) The improvement or purpose described in Section 3(a) of this bond ordinance is not a current expense. It is
an improvement or purpose that the Borough may lawfully undertake as a general improvement, and no part of the
cost thereof has been or shall be specially assessed on property specially benefitted thereby.

(b) The period of usefulness of the improvement or purpose within the limitations of the Local Bond Law,
according to the reasonable life thereof computed from the date of the bonds authorized by this bond ordinance, is
40 years.

(c) The Supplemental Debt Statement required by the Local Bond Law has been duly prepared and filed in the
office of the Clerk, and a complete executed duplicate thereof has been filed in the office of the Director of the
Division of Local Government Services in the Department of Community Affairs of the State of New Jersey. Such
statement shows that the gross debt of the Borough as defined in the Local Bond Law is increased by the
authorization of the bonds and notes provided in this bond ordinance by $295,200, and the obligations authorized
herein will be within all debt limitations prescribed by the Local Bond Law.

(d) An aggregate amount not exceeding $40,000 for items of expense listed in and permitted under N.J.S.A.
40A:2-20 is included in the estimated cost indicated herein for the purpose or improvement.

Section 7. The Borough hereby declares the intent of the Borough to issue bonds or bond anticipation notes in
the amount authorized in Section 2 of this bond ordinance and to use the proceeds to pay or reimburse expenditures
for the costs of the purposes described in Section 3(a) of this bond ordinance. This Section 7 is a declaration of
intent within the meaning and for purposes of Treasury Regulations.

Section 8. Any grant moneys received for the purpose described in Section 3(a) hereof shall be applied either
to direct payment of the cost of the improvement or to payment of the obligations issued pursuant to this bond
ordinance. The amount of obligations authorized but not issued hereunder shall be reduced to the extent that such
funds are so used.

Section 9.  The chief financial officer of the Borough is hereby authorized to prepare and to update from time
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to time as necessary a financial disclosure document to be distributed in connection with the sale of obligations of
the Borough and to execute such disclosure document on behalf of the Borough. The chief financial officer is
further authorized to enter into the appropriate undertaking to provide secondary market disclosure on behalf of the
Borough pursuant to Rule 40c2-12 of the Securities and Exchange Commission (the “Rule”) for the benefit of
holders and beneficial owners of obligations of the Borough and to amend such undertaking from time to time in
connection with any change in law, or interpretation thereof, provided such undertaking is and continues to be, in the
opinion of a nationally recognized bond counsel, consistent with the requirements of the Rule. In the event that the
Borough fails to comply with its undertaking, the Borough shall not be liable for any monetary damages, and the
remedy shall be limited to specific performance of the undertaking.

Section 10. The full faith and credit of the Borough are hereby pledged to the punctual payment of the
principal of and the interest on the obligations authorized by this bond ordinance. The obligations shall be direct,
unlimited obligations of the Borough, and the Borough shall be obligated to levy ad valorem taxes upon all the
taxable real property within the Borough for the payment of the obligations and the interest thereon without
limitation of rate or amount.

Section 11. This bond ordinance shall take effect 20 days after the first publication thereof after final adoption,
as provided by the Local Bond Law.

Ordinance 2020-07 First Reading and Introduction An Ordinance to Establish Superior Officer Salaries for
the Years 2019, 2020, and 2021

Moved by introduction by Council President Musing; Seconded by Councilmember Stults.
Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
Ordinance introduced 6-0. Public Hearing scheduled for August 3, 2020.

Ordinance 2020-07

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

AN ORDINANCE TO ESTABLISH SUPERIOR OFFICER SALARIES
FOR THE YEARS 2019, 2020, AND 2021.

BE IT ORDAINED by the Mayor and Council of the Borough of Hightstown, in the County of Mercer and State of
New Jersey, that as a result of a settlement agreement between FOP Lodge 140 (Superior Officers) and the Borough
of Hightstown, that Superior Officers compensation shall be as follows:
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SECTION 1.

A. Base "A" salaries shall be as follows:

2019 2020 2021
Sergeant $109,876.00 $112,074.00 $114,315.00
Lieutenant $122,748.00 $125,207.00 $127,711.00

B. The Sergeants’ 2019 and 2020 salaries shall be retroactive to January 1, 2019 and January 1, 2020
respectively, if the Sergeant(s) are on the active payroll of the Borough as of the final execution date
of the Memorandum of Agreement between both parties.

C. In addition to their base salary increases, each bargaining unit member shall be eligible to receive
Seven Hundred Fifty ($750.00) Dollars annually, less all applicable deductions if they work the full
year, if they work less than a full year, they will receive a pro-rata share.

D. If, during the period of January 1, 2019 and December 31, 2021, the Borough determines to reinstate
the position of Police Lieutenant, the Borough and the FOP agree to meet to negotiate the
compensation for the position of Police Lieutenant and any related benefits that are specific to the
position of Police Lieutenant.

SECTION 2.  Formula for Salary Computation.

A. For the purposes of computing the employee’s yearly salary, the Borough shall use the following formula:
Base "A"+ Longevity= Base "B"
Base "B" divided by 2080 = Hourly rate for Holiday pay.
Holiday hourly rate x 104 holiday hours= Holiday Adjustment Value (HAV)
Base "B" + HAV +stipends= Base "C"
BASE "C" divided by 2080 = Current year's holiday pay rate.

Base "A" is set forth in Article XI, Section B
Base "B" is only used to calculate holiday Pay
BASE "C" is the current year's salary

SECTION 3. Longevity pay.

A. Effective January 1, 2011, each employee covered by this Agreement shall, in additional to his/her
regular wages and benefits, be paid longevity increments based upon years of service with the
Department of Police in accordance with the following schedule:

YEARS OF SERVICE LONGEVITY
After five (5) years of service $ 850.00
After ten (10) years of service $1,800.00
After fifteen (15) year of service $2,600.00
After twenty (20) years of service $3,500.00
After twenty-four (24) years of service $4,400.00

B. Any new Officers hired after March 20, 2015 will no longer receive longevity.

SECTION 4. Other compensation.
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A. The following stipends shall be paid:

1. Officers assigned to head the Traffic Bureau and Detectives on $2000 per
call 24/7 year
2. Highest college of university degree obtained:
a.  Associates Degree in field of police science, public $150

administration or criminal justice

b.  Bachelor’s Degree in field of police science, public $250

administration or criminal justice

c.  Master’s Degree in field of police science, public $350

administration or criminal justice

d.  Doctorate in field of police science, public administration $450

or criminal justice

e. No member who becomes part of this bargaining unit on or
after January 1, 2019 shall be eligible for the stipends in
paragraph A. (2)

3. Officer In Charge Pay (when designated by appropriate authority) $2.50/hour

B. Off Duty Employment Rates.
Members of the Department shall be eligible for extra duty pay, effective July 1, 2020, as follows:

1. Seventy-Five ($75.00) Dollars per hour, with a minimum obligation of four (4) hours pay, for all
non-Borough/Board of Education and related entities off-duty activities/ events.

2. Seventy ($70.00) Dollars per hour for all Borough and/or Board of Education activities/events
and/or other related obligations, of which there shall be no minimum pay or time obligation.

3. One Hundred Five ($105.00) Dollars per hour for every hour worked on an extra duty assignment,
if said assignment lasts beyond eight (8) hours, except for Borough or Board of Education
activities/events or other related obligations, for which the hourly rate shall remain at Seventy
($70.00) Dollars per hour.

4. These rates shall remain in effect until, at very least, a new collective bargaining agreement is
executed by both parties covering the period of January 1, 2022 and thereafter.

5. With the exception of Borough and Board of Education and related entities matters, if a job is
cancelled with less than twelve (12) hour notice and the cancellation is not weather related, the
applicable officers will receive Seventy-Five ($75.00) Dollars per hour for four (4) hours.

6. All monies paid shall be less all applicable deductions.
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SECTION 5.  This Ordinance shall take effect after final passage and publication as provided by law, but the
ranges of compensation herein provided shall be retroactive to January 1, 2019, except where noted.

SECTION 6. The salary ranges established in this ordinance supersede any established for the same positions in
previous salary ordinances and will remain in effect until changed by the adoption of a new or amending Salary
Ordinance.

Ordinance 2020-08 First Reading and Introduction An Ordinance to Establish Police Salaries for the Years
2019, 2020, and 2021

Moved for introduction by Council President Musing; Seconded by Councilmember Stults.
Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.

Ordinance introduced 6-0. Public Hearing scheduled for August 3, 2020.

Ordinance 2020-08

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

AN ORDINANCE TO ESTABLISH POLICE SALARIES
FOR THE YEARS 2019, 2020, AND 2021.

BE IT ORDAINED by the Mayor and Council of the Borough of Hightstown, in the County of Mercer and State of
New Jersey, that as a result of a settlement agreement between FOP Lodge 140 (Rank and File) and the Borough of
Hightstown, that police officer compensation shall be as follows:

SECTION 1.

B. Two (2%) increase, retroactive to January 1, 2019, if the employee was on the active payroll of the
Borough as of December 31, 2018.

C. Two (2%) percent increase, retroactive January 1, 2020, if the employee was on the active payroll of the
Borough as of December 31, 2019.

D. Two (2%) percent increase, effective January 1, 2021.

E. Base “A” salaries based on the above shall be as follows:

Steps 2019 2020 2021

Academy/

Probation $45,000.00 $45,000.00 $45,000.00
1 $52,020.00 $53,060.00 $54,121.00
2 $58,140.00 $59,303.00 $60,489.00
3 $64,260.00 $65,545.00 $66,856.00
4 $70,890.00 $72,308.00 $73,754.00
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5 $77,520.00 $79,070.00 $80,651.00
6 $83,640.00 $85,313.00 $87,019.00
7 $89,760.00 $91,555.00 $93,386.00
8 $93,298.00 $95,164.00 $97,067.00
9 $97,067.00 $99,008.00 $100,988.00
10 $100,989.00 $103,009.00 $105,069.00

F. Base salaries for employees hired from January 1, 2019 through December 31, 2021 shall be as follows:

1. Classification — Academy - $45,000.00

2. Patrolman, once they are hired and the probationary period is complete, shall be entitled to the
contractual wage increases as required by the 2019-2021 collective bargaining agreement between FOP
and the Borough of Hightstown.

3. As to step increments during the period of 2019 through 2021:

a.  If a bargaining unit member is at Step 3 in 2019 and his/her anniversary date is June 1, then for
calendar year 2020, on January 1, 2020, his/her pay will remain at $64,260.00 until Junel, 2020,
when he/she would go to Step 4 at $72,308.00. The same situation would continue in 2021,
his/her pay would remain at $72,308.00 until June 1, 2021, when he/she would go to Step 5 at
$80,651.00. This would continue under a new CBA is reached and this issue is again addressed.

b.  If a bargaining unit member reaches Step 9 on October 1, 2019, he/she continue at the 2019 Step 9
pay of $97,067.00 until October 1, 20202, at which time he/she would receive Step 10 pay at
$103,009.00. He/she would stay at $103,009.00 until October 1, 2021, at which time he/she
would make $105,069.00 and stay that way until a new CBA is reached and this issue is again
addressed.

SECTION 2. Formula for Salary Computation.

A. For the purposes of computing the employee’s yearly salary, the Borough shall use the following formula:

Base “A” + Longevity = Base “B”

Base “B” divided by 2080 = Hourly rate for Holiday pay.

Holiday hourly rate x 104 holiday hours = Holiday Adjustment Value (HAV)
Base “B” + HAV + stipends = Base “C”

BASE “C” divided by 2080 = Current year’s holiday pay rate.

Base “A” is set forth in Article XI, Section E

Base “B” is only used to calculate holiday pay.

Base “C” is the current year’s salary.
SECTION 3. Longevity Pay.

A. Effective January 1, 2015, each employee covered by this Agreement shall, in addition to his/her regular
wages and benefits, be paid longevity increments based upon years of service with the Department of
Police in accordance with the following schedule. Any current employee receiving the five (5) year
longevity payment of Eight Hundred Fifty ($850) Dollars will continue through their tenth (10™) year:

YEARS OF SERVICE LONGEVITY
After ten (10) years of service $1,800.00
After fifteen (15) years of service $2,600.00
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After twenty (20) years of service $3,500.00
After twenty-four (24) years of service $4,400.00

B. Any new Officers hired after March 20, 2015 will no longer receive longevity.

SECTION 4. Off Duty Employment Rates.
Members of the Department shall be eligible for extra duty pay, effective July 1, 2020, as follows:

7. Seventy-Five ($75.00) Dollars per hour, with a minimum obligation of four (4) hours pay, for all
non-Borough/Board of Education and related entities off-duty activities/ events.

8. Seventy ($70.00) Dollars per hour for all Borough and/or Board of Education activities/events
and/or other related obligations, of which there shall be no minimum pay or time obligation.

9. One Hundred Five ($105.00) Dollars per hour for every hour worked on an extra duty assignment,
if said assignment lasts beyond eight (8) hours, except for Borough or Board of Education
activities/events or other related obligations, for which the hourly rate shall remain at Seventy
($70.00) Dollars per hour.

10. These rates shall remain in effect until, at very least, a new collective bargaining agreement is
executed by both parties covering the period of January 1, 2022 and thereafter.

11. With the exception of Borough and Board of Education and related entities matters, if a job is
cancelled with less than twelve (12) hours notice and the cancellation is not weather related, the
applicable officers will receive Seventy-Five ($75.00) Dollars per hour for four (4) hours.

12. All monies paid shall be less all applicable deductions.

SECTION 5.  This Ordinance shall take effect after final passage and publication as provided by law, but the
ranges of compensation herein provided shall be retroactive to January 1, 2019, except where noted.

SECTION 6. The salary ranges established in this ordinance supersede any established for the same positions in
previous salary ordinances and will remain in effect until changed by the adoption of a new or amending Salary
Ordinance.

RESOLUTIONS

Resolution 2020-143 Payment of Bills

Moved by Councilmember Stults; Seconded by Councilmember Cicalese.

Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
Resolution adopted 6-0.

Resolution 2020-143

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

AUTHORIZING PAYMENT OF BILLS
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WHEREAS, certain bills are due and payable as per itemized claims listed on the following schedules, which are made a part of
the minutes of this meeting as a supplemental record;

NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of Hightstown that the bills be paid
on audit and approval of the Borough Administrator, the appropriate Department Head and the Treasurer in the amount
of $297,271.23 from the following accounts:

Current $129,402.88
W/S Operating 58,855.78
General Capital 20,999.58
Water/Sewer Capital 82,839.37
Grant 179.00
Trust 4,890.37
Housing Trust 0.00
Animal Control 0.00
Law Enforcement Trust 0.00
Housing Rehab Loans 0.00
Unemployment Trust 0.00
Escrow 104.25
Total $297,271.23
CONSENT AGENDA

Councilmember Jackson moved Resolutions 2020-144, 2020-145, 2020-146, 2020-147 as a Consent Agenda;
Council President Musing seconded.

Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
Resolutions adopted 6-0.

Resolution 2020-144

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

SUPPORTING AND AUTHORIZING A GRANT APPLICATION BETWEEN
HIGHTSTOWN BOROUGH AND THE STATE OF NEW JERSEY BY AND
FOR THE DEPARTMENT OF ENVIRONMENTAL PROTECTION GRANT
IDENTIFIER: UCF-2019-BOROUGH OF HIGHTSTOWN-00076
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WHEREAS, the governing body of the Borough of Hightstown desires to further the public
interest by obtaining a grant from the State of New Jersey in the amount of approximately $14,000.00
the fund the Reforestation/Tree Planting — 2020 Street Tree Planting; and

WHEREAS, the Hightstown Borough Council authorizes and hereby agrees to match 33.33%
of the Total Project Amount, in compliance with the match requirements of the agreement. The
availability of the match for such purposes, whether cash, services, or property is hereby certified; and

WHEREAS, 100% of the match will be made up of in-kind services; and

WHEREAS, the Grantee agrees to comply with all applicable federal, State and municipal
laws, rules and regulations in its performance pursuant to the agreement.

THEREFORE, the governing body of the Borough of Hightstown resolves that Lawrence D.
Quattrone or the successor to the office of Mayor is authorized to (a) make application for such a grant
and (b) if awarded to execute a grant agreement with the State for a grant in an amount of not more
than $14,000, and (c) to execute any amendments thereto which do not increase the Grantee’s
obligations.

Resolution 2020-145

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

AUTHORIZING THE HIGHTOWN BOROUGH CULTURAL ARTS COMMISSION
PERMISSION FOR A MURAL LOCATED AT 148 NORTH MAIN STREET

WHEREAS, Pursuant to the Revised General Ordinances of the Borough of Hightstown, Chapter 29 Section 29-5,
murals painted on buildings are prohibited except those painted as a Cultural Arts Commission project and
specifically authorized by the Borough of Hightstown Council; and

WHEREAS, the Cultural Arts Commission desires to have day campers from the Rise summer camp create a mural
on the old Municipal Building located at 148 North Main Street; and

WHEREAS, it is the desire of the Mayor and Council to allow said mural, a copy of which is attached.

NOW, THEREFORE, BE IT RESOLVED by the Borough Council of the Borough of Hightstown that the
Hightstown Borough Cultural Arts Commission is hereby authorized to have Rise summer camp create a mural at
148 North Main Street as detailed herein.

\§ 4

(LOMES IN EVERY COLOR

Resolution 2020-146

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
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STATE OF NEW JERSEY

AMENDING RESOLUTION 2020-25 AUTHORIZING DEPOSITORIES AND
SIGNATURES FOR BOROUGH ACCOUNTS

WHEREAS, resolution 2020-25 authorized officers of the Borough of Hightstown to sign for the
payment of money from the accounts that the Borough if Hightstown; and

WHEREAS, it is necessary to amend resolution 2020-25 by removing the name of Monika Patel as a designated
officer who is authorized to sign checks for the payment of money from the accounts of the Borough of Hightstown;
and

WHEREAS, it is necessary to further amend resolution 2020-25 by adding the name Nicolette Devish as a
designated officer who is authorized to sign checks for the payment of money from the accounts of the Borough of
Hightstown.

BE IT RESOLVED by the Mayor and Council of the Borough of Hightstown that the banks designated as
depositories of monies of the Borough of Hightstown are hereby established in accordance with the Cash
Management Plan adopted by the Borough on January 1, 2020; and

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for the payment of money from the accounts of the Borough of Hightstown and that all notes and
drafts of the Borough of Hightstown be signed in like manner by any two of said same officers:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for the payment of salaries and wages from the accounts of the Borough of Hightstown:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for the payment of money from the Animal Control Account:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for the payment of money from the Water & Sewer Operating Account:

Lawrence Quattrone, Mayor

Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
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Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for payment of money from the Trust Accounts:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby
authorized to sign checks for payment of money from the Unemployment Trust Fund:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby
authorized to sign checks for payment of money from the Public Defender Account:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for payment of money from the Current Account:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for the payment of money from the Capital Funds of the Borough of Hightstown:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for payment of money from the Grant Account:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
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Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for payment of money from the Law Enforcement Trust Account:

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED that the following officers of the Borough of Hightstown be hereby authorized to
sign checks for payment of money from the Escrow Accounts (Subdivision Site Plan):

Lawrence Quattrone, Mayor
Michael J. O’Connor, Accounts Payable
George J. Lang, Chief Financial Officer
Nicolette Devish, Administrative Assistant-Finance
Debra L. Sopronyi, Borough Clerk

BE IT FURTHER RESOLVED, that the Borough Clerk, Borough Administrator, Chief Financial Officer, Tax
Collector, and the Municipal Court Administrator shall not be held liable for any loss of public money deposited by
them with the aforesaid banks when such loss is occasioned by the failure of such banks faithfully to account for and
pay over such money on legal demand.

Resolution 2020-147

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

AUTHORIZING EMERGENCY TEMPORARY APPROPRIATIONS
PRIOR TO ADOPTION OF THE 2020 BUDGET

WHEREAS, an emergent condition has arisen with respect to inadequate appropriation balances remaining in some
line items of the 2020 temporary budget; and

WHEREAS, N.J.S.A. 40A:4-20 provides for the creation of emergency appropriations for the purposes above
mentioned; and

WHEREAS, it is the desire of the Mayor and Council to create emergency temporary appropriations as set forth on
Schedule “A,” attached; and

WHEREAS, the total emergency temporary appropriations in resolutions adopted in the year 2020 pursuant to the
provisions of N.J.S.A. 40A:4-20 (Chapter 96, P.L. 1951, as amended), including this resolution, total:

THIS RESOLUTION PREVIOUS TOTAL CUMULATIVE TOTAL
Current 243,200.00 1,784,326.00 2,027,526.00
Capital Outlay — Current 0.00 0.00 0.00
Debt Service - Current 0.00 0.00 0.00
Water/Sewer 136,000.00 796,136.00 932,136.00
Capital Outlay — W/S 0.00 0.00 0.00
Debt Service - W/S 0.00 0.00 0.00
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TOTAL 379,200.00 2,580,462.00 | 2,959,662.00 |

NOW, THEREFORE, BE IT RESOLVED by the Borough Council of the Borough of Hightstown (not less
than two-thirds of all the members of thereof affirmatively concurring) that, in accordance with N.J.S.A. 40A:4-20:

1. An emergency temporary appropriation is hereby made for each item listed on the schedules that are
attached hereto and made a part hereof;

2. Each emergency appropriation listed will be provided for in the 2020 budget under the same title as
written herein;

3. One certified copy of this resolution will be filed with the Director of Local Government Services, and
a copy provided to the Chief Finance Officer.

NEW BUSINESS

Revisions to Parks and Recreation Rules and Requlations

Borough Administrator/Clerk, Debra Sopronyi, and Police Chief Gendron made revisions to regulations for
Parks and Rec. One of the changes made was to change the hours in Memorial Park. At present time, parks
close at dusk. Extending the hours in Memorial Park would allow people to use the bridge and fish at night.
Ms. Sopronyi explained that Parks and Rec would be the entity to adopt the modifications to the rules.
Discussion ensued. Councilmember Misiura questioned way it was only Memorial Park whose hours changed.
There are other parks in the town that host Borough sponsored events. Ms. Sopronyi stated the she will have
the verbiage changed to allow for extended hours in all parks for Borough sponsored events. Council approved
the changes. Ms. Sopronyi will forward to Parks and Rec.

Additional Work Pricing — S&G Paving Construction

Ms. Sopronyi reviewed her memo to Council dated July 15™. At the direction of Council, the Borough
Engineer received prices for additional work to be done by S&G Paving. The additional work consists of 1)
Raising a manhole; 2) Association Park asphalt sidewalks; 3) Crosswalk at Sunset and North Main Street. The
CFO confirmed that funds are available in the Bond to cover the manhole and the sidewalk ($17,100.00). The
CFO also confirmed that there are funds available in the Bond used for the Improvements to Sunset and Maple
to cover the cost of the crosswalk ($5,000.00). The Borough Engineer and the Administrator find the proposed
prices reasonable. Ms. Sopronyi explained that a change order can be issued for the manhole and sidewalks.
Since the crosswalk would be under bid threshold, a purchase order will be issued. After discussion and a
unanimous straw vote, Council instructed the Borough Administrator to move forward with the additional
work.

Hybrid Meetings

Ms. Sopronyi reviewed the guidelines and procedures for public meetings set forth by the OEM Coordinator
and Health Officer. Council and the Deputy Clerk would meet live with all additional staff, professionals and
public continuing to participate through freeconferencecall.com. Council needs to decide if they would like to
move to hybrid meetings or continue virtually. Mayor Quattrone stated that he thinks the virtual meetings are
working out fine. Council President Musing stated that virtual is working well. He asked that for future
meetings all of Council turn their camera on. Councilmember Misiura agreed to continue virtually. It is not
ideal, but we should continue virtual until we can all be present together. He agreed that having the cameras
on is more transparent. After a unanimous straw vote, Council decided to keep meetings virtual. Council
President Musing asked that we alert the public in the monthly newsletter about the meetings being virtual.
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OLD BUSINESS

2020 Budget

CFO, George Lang, informed Council that he is still working on the Budget. He is hoping to have it complete
by the end of the week. After discussion, it was decided to schedule a budget workshop meeting for Tuesday,
July 28™ at 6:30 p.m.

SUBCOMMITTEE REPORTS

Councilmember Stults stated that he had a meeting for the Police/Court building with Robbinsville. The architect is
back to the drawing board for a design because of lack of parking.

MAYOR/COUNCIL/ADMINISTRATIVE REPORTS

Councilmember Cicalese

Had the opportunity to represent Hightstown Borough at an Eagle Scout Ceremony. The Complete Streets
Committee may meet in August.

Councilmember Misiura

Planning Board met last week and discussed the redevelopment plan that was addressed tonight. First aid is still
concerned about their parking lot stability. He advised them that this is not a Borough project since we do not own
the First Aid Building. He stated that the squad talked about billing for services but stated that there is a lot of
administrative work involved and they would not be able to provide the administrative hours. Hightstown Theatre
in the Park has been all virtual and is going well.

Councilmember Bluth

Cultural Arts, Theatre in the Park will be having a virtual performance in August. Cultural Arts is looking to
provide a virtual pumpkin carving demonstration in October.

Deputy Clerk, Peggy Riggio

Reminded everyone that the Municipal Offices are closed to the public. Please use the drop box and USPS and
email or call to contact Borough staff.

Borough Administrator/Clerk, Debra Sopronyi

Stated that the Mercer County Library System is offering virtual programs. She will contact DCA to find out
regulations for EMS billing.

Mayor Quattrone

It has been a pleasure to watch the Rise campers work on the mural. Thanked the Garden Club for the hanging
flower basked. As always, they look beautiful downtown.

July 20, 2020 23



EXECUTIVE SESSION

Resolution 2020-148 Authorizing a Meeting that Excludes the Public

Moved by Councilmember Jackson; Seconded by Councilmember Cicalese.

Roll Call Vote: Councilmembers Bluth, Cicalese, Jackson, Misiura, Musing and Stults voted yes.
Resolution adopted 6-0.

Council adjourned into Executive Session at 8:09 p.m.

Council returned to Public Session at 8:57 p.m.

Resolution 2020-148

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

AUTHORIZING A MEETING WHICH EXCLUDES THE PUBLIC
BE IT RESOLVED by the Mayor and Council of the Borough of Hightstown that this body will hold a meeting on
July 20, 2020, via teleconference, that will be limited only to consideration of an item or items with respect to which
the public may be excluded pursuant to section 7b of the Open Public Meetings Act.

The general nature of the subject or subjects to be discussed:

Contract Negotiations — Housing Authority
Contract Negotiations — Robbinsville

Stated as precisely as presently possible the following is the time when and the circumstances under which the
discussion conducted at said meeting can be disclosed to the public October 20, 2020, or when the need for
confidentiality no longer exists.

The public is excluded from said meeting, and further notice is dispensed with, all in accordance with sections 8 and
4a of the Open Public Meetings Act.

ADJOURNMENT

Moved by Councilmember Jackson at 8:58 p.m.; Seconded by Councilmember Stults. All ayes.

Respectfully Submitted,

Margaret M. Riggio
Deputy Borough Clerk
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INTRODUCTION

The primary purpose of the Bank Street Redevelopment Plan (the “Redevelopment Plan”) is to provide
a formula for improvement, investment and transformation of the redevelopment areas designated by
the Borough of Hightstown. The recommendations contained within this document provide a
structure for both physical improvements to the lands and structures within the designated areas as
well as policies to guide the redevelopment.

NJ LRHL:
Redevelopment Process

Borough Council directs the
Planning Board to undertake
a preliminary investigation to
determine whether or not an
identified area requires
redevelopment.

Planning Board conducts an
investigation and holds a
public hearing on the
proposed redevelopment-
area designation.

Based on the Planning
Board’s recommendation,
Borough Council may
designate all or some of the
study area as an “area in
need of redevelopment”.

The Borough Council either
prepares a redevelopment
plan for the area, or directs
the Planning Board to
prepare the plan.

The Borough Council adopts
the redevelopment plan.

The Borough Council or other
public agency / authority is
designated as the
“redevelopment entity” to
oversee the implementation
of the redevelopment plan.

The redevelopment entity
selects a redeveloper(s) to
undertake a project(s) that
implements the plan.

History and Background

The designation of the redevelopment areas began in 2003, when
the Borough of Hightstown determined that the Main Street
Redevelopment Area, 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”
qualified as an Area in Need of Redevelopment (ANR) under the
criteria in New Jersey’s Local Redevelopment and Housing Law
(N.J.S.A. 40A:12A-1 et seq. or “LRHL”).

The Borough of Hightstown subsequently adopted a redevelopment
plan in 2004, which was further amended in 2006. The
redevelopment plan divided the redevelopment area into three (3)
sub-areas, including “Sub-Area 1 (Bank Street)” which was described
as a “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”. Ultimately two different developers were designated,
however neither one undertook any of the redevelopment activities
proposed in the adopted plan.

Redevelopment Area Expansion

In 2018, the PRC Group acquired several tracts from the designated
redeveloper and began negotiations with the Borough to consider
expanding the redevelopment area. In June 2019, the Borough
began a preliminary investigation to determine whether additional

Bank Street Redevelopment Plan
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lands, abutting the previously designated redevelopment area would
also qualify as Area in Need of Redevelopment pursuant to the
criteria established by the “LRHL”. Block &, Lots 12-14, and Block
18, Lots 8-12, on the north side of Bank Street, opposite from the
existing redevelopment area, were investigated for conditions that
would qualify them as an Area in Need of Redevelopment. The
Planning Board found that the statutory criteria was met for the
additional areas under N.J.S.A. 40A:12A-5. In December 2019, the
Hightstown Borough Council accepted the Planning Board’s
recommendations and formally designated the additional lands as
an Area in Need of Redevelopment. On the following page is a map
indicating the three Sub-Areas of the Main Street Redevelopment
Plan, including the expanded area of Sub-Area 1. This plan, the Bank
Street Redevelopment Plan, is synonymous with the expanded area
of Sub-Area 1 of the greater redevelopment areas of the Borough of
Hightstown.

Redevelopment Plan Process

A new redevelopment plan which takes into account all of the land
areas designation as in need of redevelopment must be created and
adhere to the following procedures for adoption:

» The Borough Council directs the Borough Planner to
prepare a redevelopment plan;

= The Borough Council refers the redevelopment plan to the
Planning Board for review and comment;

* The Planning Board has 45 days to review the proposed
redevelopment plan and prepare a report offering its
recommendations; and,

*» The Borough Council holds a public hearing on the
redevelopment plan and, taking into consideration the
recommendations of the Planning Board, may adopt the
redevelopment plan through an adopting ordinance.

Plan Components
The Redevelopment Plan includes the following components as
required by N.J.S.A. 40A:12A-7.a-f:

» Redevelopment Goals and Objectives;
= Proposed Land Uses and Design Concepts;
= Redevelopment Regulations and Standards;

» Relationship of the Redevelopment Plan to Other Plans;

Redevelopment Plan:
Required Elements (N.J.S.A.
40A:12A-7.a)

The plan’s 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.

Proposed land uses and
building requirements in the
project area.

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 existing local
housing market.

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

The relationship of the plan to
the master plans of contiguous
municipalities, the master plan
of the county in which the
municipality is located, and the
State Development and
Redevelopment Plan.

Pursuant to N.J.S.A. 40A:12A-
7.c., the Redevelopment Plan
must also describe its
relationship to pertinent
municipal development
regulations as defined in the
“Municipal Land Use Law”,
N.].S.A. 40:55D-1 et seq.

Bank Street Redevelopment Plan
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= Property Acquisition; and

» Provision of Affordable Housing and Replacement, if needed.
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REDEVELOPMENT PLAN GOALS AND OBJECTIVES

The primary purpose of the Bank Street Redevelopment Plan is to alleviate the existing conditions
found in the Redevelopment Area and support the use of property to better serve the public health,
safety, and welfare of the community and the region. More specifically, the Redevelopment Plan
provides the framework for improvement, investment and transformation of the Redevelopment Area
by establishing standards for development that is compatible with the use, scale, density and design of
the downtown, as well as the Borough'’s historic development patterns.

Objectives

To achieve this overarching goal, the following goals and objectives are hereby established:

A. Turn Hightstown into a destination; a place that visitors come to because it is a great place to spend
the day, evening or a weekend;

B. Incorporate elements of the Borough’s history into the design of the public spaces, including rug
mill features and railroad/train artifacts;

C. Promote the types of development that deliver better outcomes than existing zoning can currently
provide, such as new mixed-use development within the town center;

D. Provide opportunities for new commercial, municipal, greenway, and residential facilities,
including a range of housing types;

E. Provide a new greenway along Rocky Brook to link existing facilities within the Borough;

F. Preserve and conserve existing uses, buildings, open spaces and landscape features of locally
historic or cultural value;

G. Apply Master Plan recommendations regarding appropriate uses and transitions between non-
residential districts and residential neighborhoods;

H. Mitigate and improve upon deleterious conditions resulting from blighted, underutilized or poorly
designed buildings and land;

I[. Utilize a Smart Growth perspective for new development in the broader context of the region,
Borough and neighborhood.

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. The Plan will generate positive psychological effects in the population by converting an
existing eyesore into an attractive, mixed-use neighborhood.

Bank Street Redevelopment Plan
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RELATIONSHIP TO THE HIGHTSTOWN BOROUGH LAND
DEVELOPMENT REGULATIONS

Supersedes Existing Zoning

The allowed uses in this Redevelopment Plan and their associated development regulations shall
supersede the use and bulk regulations of the Hightstown Borough Zoning Ordinance and related
land development regulations. Where the standards of the redevelopment plan are silent, the
regulations of the Land Development Ordinance shall apply to the Redevelopment Area as permitted
by N.J.S.A. 40A:12A-7.a(2).

Zoning Map
The zoning map of the Borough of Hightstown shall be amended upon the adoption of this Plan in

accordance with N.J.S.A. 40A:12A-7.c to reflect the area encompassed by this redevelopment plan as
the Bank Street Redevelopment Area.

GENERAL PROVISIONS

Redevelopment Entity

The Borough Council shall act as the “Redevelopment Entity” pursuant to N.J.S.A. 40A-12A-4.c for
purposes of implementing the Bank Street Redevelopment Plan and carrying out redevelopment
projects. In doing so, the Borough Council shall have the powers set forth in N.J.S.A. 40A-12A-8 to
effectuate all of its duties and responsibilities in the execution and implementation of this
Redevelopment Plan.

Redeveloper Selection

The Redevelopment Entity may select redeveloper(s) for the redevelopment of specific sites, blocks, or
districts in any number or combination as it deems necessary for one or more projects based on the
entity’s experience, financial capacity, ability to meet deadlines, flexibility in meeting market demands
within the framework of the Redevelopment Plan, and additional criteria that demonstrate the
redeveloper’s ability to implement the goals and objective of the plan. Preference shall be given to
existing landowners in the Bank Street Redevelopment Area for designation as a redeveloper.

Redevelopment Agreement

Once a redeveloper has been selected, the Redevelopment Entity shall enter into a redevelopment
and/or financial agreement with the redeveloper that comports with the requirements of N.J.S.A.
40A:12A-9.

Any development or construction within the redevelopment area shall be undertaken in accordance
with a contractual redevelopment agreement between the Redevelopment Entity and a municipally
designated redeveloper or redevelopers, which may include optional provisions as mutually
determined. The Redevelopment Agreement shall be in full force and effect prior to the redeveloper

Bank Street Redevelopment Plan

7



Redeveloper Agreement:
Optional Provisions

Interim and final
redeveloper designations;

Terms for dispute
resolution;

Allowance for changes in the
agreement should a “force
majeure” event occur;

A guarantee of
performance by the
redeveloper to ensure
completion of the project
and that other obligations
of the agreement are met;

Any sharing of costs
between the public and
private entities;

Default and termination
clauses and their remedies
for failure to perform by
the redeveloper;

Provisions that specify
allowed deviations from
the development plan
regulations, excepting the
use regulations;

Provisions addressing
Payments in Lieu of Taxes
or other tax abatement and
impact mitigation
provisions;

Transfer of development
and other rights of the
redeveloper;

Development pro-forma;

Affordable housing
obligations or fees to the
extent required by law; and

Any other clause deemed
necessary to effectuate the
Redevelopment Plan by the
Redevelopment Entity or
that are required to be
included under N.J.S.A.
40A:12A-9.

making application to the Planning Board for any general development
plan, conditional use, site plan or subdivision approval.

Effect of Redevelopment Agreement

The execution of the Redevelopment Agreement shall convey the right
to prepare a site plan or subdivision application for development to the
Hightstown Planning Board in accordance with the terms of the
Redevelopment Agreement and Redevelopment Plan, among other
rights that may be granted by the Redevelopment Entity. In addition,
the execution of the Redevelopment Agreement shall establish the
period of time as such rights to develop under the terms and conditions
of the Redevelopment Plan shall be granted. Nothing herein shall
prevent the Redevelopment Entity and redeveloper from mutually
agreeing to an amendment of the Redevelopment Plan as it affects the
redeveloper’s property from time to time or at any time.

Staff Employment

The Redevelopment Entity may employ or contract for and fix
compensation of such experts and other staff and services as it may
deem necessary, including, but not limited to, architecture, economic
forecasting, engineering, environmental, landscape architecture, legal,
market analysis, planning, and transportation consulting services. The
Redevelopment Entity, however, shall not authorize expenditures which
exceed, exclusive of gifts, grants or escrow accounts, the amounts
appropriated for redevelopment purposes.

Bank Street Redevelopment Plan
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LAND USES IN THE BANK STREET REDEVELOPMENT AREA

The proposed land use in the redevelopment area is primarily residential, including multifamily
dwellings in the two historic mill buildings, townhouses and mixed residential-commercial
development. These are to be supplemented by surface and structured parking and recreational
amenities. Leasing and property management offices serving the development are also anticipated to
be accommodated within the redevelopment area. It is anticipated that no more than 398 dwelling
units will be constructed within the entirety of the redevelopment area, including two single family
detached dwellings which would adjoin existing residences on the western edge of the redevelopment
area.

On the southern flank of the redevelopment area, on N. Main Street, the Hightstown Engine Company
is expected remain in their existing building. A mixed use building containing multifamily dwelling
units, recreation and other amenities/services for the use of residents is envisioned on N. Main Street.
Non-residential uses intended for this location include public display space, such as a gallery/museum,
and a boutique hotel. A parking garage, incorporated into the mixed use building, shall serve residents
of the multi-family units and the general public while also providing some parking for the Hightstown
Engine Company. Public and quasi-public uses, such as the Hightstown East Windsor Historical
Society and Hightstown First Aid Squad, are expected to remain within the redevelopment area; new
facilities may be constructed for the First Aid Squad, while the Historical Society facilities may be
relocated to another site within the redevelopment area.

Within the core of the redevelopment area, multi-family apartments are anticipated to be developed
within the historic brick and concrete mill buildings. These structures may be expanded to
accommodate recreational or other amenities to serve their residents.

On the northern and western edges of the redevelopment area, townhouses provide a transition
between the multi-family development and the existing residential neighborhood along N. Academy
Street.

Fully realized, the Redevelopment Plan would result in the demolition of the vacant and dilapidated
municipal building on N. Main Street, the Willis house and the ancillary metal buildings associated
with the former rug mill, replacing them with a diverse stock of housing that preserves the historic
mill buildings and expands recreation and open space along Rocky Brook.

Bank Street Redevelopment Plan
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PERMITTED USES, BULK REGULATIONS & ADDITIONAL STANDARDS

Redevelopment Area Sub-Zones

The Bank Street Redevelopment Area is composed of areas exhibiting differences in its planned
intensity and nature of development. To address these differences, the regulations in the
Redevelopment Area have been calibrated to reflect these conditions and the Plan’s objectives. To that
end, the Redevelopment Area is divided into four tracts, A through D, encompassing the following
blocks and lots:

Tract A: Block 21, Lots 1-14, 20 and 26 (Brick Mill Building, Metal Warehouse)

Tract B: Block 30, Lots 1-13 (Concrete Mill Building, Municipal Building, Firehouse and
Historical Society)

Tract C: Block 8, Lots 12-14 (Willis House, Hightstown First Aid Squad)
Tract D: Block 18, Lots 8-12 (Public Works)

The tracts provide the geographical basis for the use and development regulations that follow.

Tract A Sub-Zone

The intent for the Tract A Sub-zone is to retain the historic brick mill building and metal footbridge
and redevelop the area of the former metal warehouse building (demolished) at the west end of the
Tract with residential uses. A maximum of 130 dwelling units is permitted within the Tract.

Permitted Principal Uses: Any of the following principal uses are permitted within buildings,
individually or in combination with any other permitted use or uses. Multiple principal uses are
permitted.

1. Multi-family dwelling units
within the existing brick mill
building;  which  may be
accomplished through adaptive
re-use, additions, expansions
and/or extensions to the existing
building.

2. Townhouses.

Bulk Standards: The following
area and bulk standards shall
apply specifically to Tract A:

1. Tract Requirements:

a. Maximum Building Coverage:
vy 35% of the tract.

Figure 1 Brick Mill Building
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Multi-family Building Requirements:

a.

b.

The footprint of the historic brick mill building will be retained. Any addition,
expansion and/or extension to the building shall maintain the existing setbacks along
Bank Street. Any vertical extension shall be stepped back a minimum of 15 feet from
the Bank Street fagade of the floor below.

Maximum Building Height: Four (4) stories.

Townhouse Requirements:

Minimum Front Yard Setback from Bank Street: 10 feet.
Minimum Front Yard Setback from North Academy Street: 10 feet.
Minimum Building Setback from all other Tract boundary lines: 30 feet.

Minimum spacing between front of townhouse building to front of townhouse
building: 30 feet.

Minimum spacing between front of townhouse building to side of townhouse building:
20 feet.

Minimum Distance between the side of a townhouse building to side of townhouse
building: 10 feet.

Minimum spacing between side or rear of townhouse building to rear of townhouse
building: 30 feet.

Minimum spacing between two rear faces of townhouse buildings: 30 feet.

Maximum Building Height: Two and a half (27%) stories facing a public street and
three (3) stories in any other location.

Structured Parking Garage Requirements:

a.

b.

Maximum Height: Two (2) levels.

Minimum Setback from Tract boundary lines: 5 feet.

Bank Street Redevelopment Plan
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Tract B Sub-Zone

The intent for the Tract B Sub-zone is to retain the existing Hightstown Engine Company building and
the historic concrete mill building while redeveloping the remaining area, including the vacant
municipal building and the
Hightstown East Windsor
Historic Society property.
The public right-of-way of
Mechanic Street within this
tract shall be vacated,
however a public access
easement is to be provided
to permit access to the
parking garage and an
alternate access for the
Engine Company. A
maximum of 258 dwelling
units are permitted within  Figure 2 Concrete Mill Building
the Tract.

Permitted Principal Uses. Any of the following principal uses are permitted within buildings,
individually or in combination with any other permitted use or uses. Multiple principal uses are
permitted.

I. Mixed-use buildings which may contain any combination of the following uses:
a. Multi-family dwelling units.
b. Museum and gallery spaces.
C. Studios for the visual and performing arts including performance and gallery spaces.
d. Resident / Guest services.
e. Personal and other business services.
f. Restaurants and other places to eat and drink.
g. Banks and financial institutions.

Offices and workspaces, including shared and co-working spaces.
i. Boutique Hotel, limited to a maximum of 36 rooms or suites.
j- Structured parking garage.

2. Multi-family dwelling units within the existing concrete mill building; which may be
accomplished through adaptive re-use, additions, expansions and/or extensions to the existing
building.

3. Governmental, public, quasi-public and community facilities, including a fire station, meeting
spaces and other similar uses.

Bank Street Redevelopment Plan
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Bulk Standards. The following area and bulk standards shall apply specifically to Tract B:

I. Tract Requirements:
a. Minimum Individual Lot Area: 30,000 square feet.
b. Maximum Building Coverage: 60% of the Tract.
2. Mixed-Use Building Requirements:
a. Minimum Front Yard Setback from Bank Street: 10 feet.
b. Minimum Building Setback from North Main Street: 10 feet from curb line.
C. Minimum Building Setback from all other Tract boundary lines: 50 feet.
d. Maximum Building Height: Four (4) stories; six (6) parking levels.
3. Multi-family Building Requirements:
a. The footprint of the historic concrete mill building will be retained. Any addition,

expansion and/or extension to the building shall maintain the existing setbacks along
Bank Street. Any vertical extension shall be stepped back a minimum of 15 feet from
the Bank Street fagade of the floor below.

b. Maximum Building Height: Four (4) stories.
5. Governmental, Public, Quasi-public and Community Facilities:
a. Hightstown Engine Company building height and footprint shall be retained.
b. Hightstown East Windsor Historic Society building height and footprint shall be
retained.

Bank Street Redevelopment Plan
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Tract C Sub-Zone

The intent for the Tract C Sub-zone is to provide for new residential development, recreation/amenity
space and public uses. Up to 10 dwelling units may be proposed within the Tract.

Permitted Principal Uses: Any of the following principal uses are permitted within buildings,
individually or in combination with any
other permitted use or uses. Multiple
principal uses are permitted.

1.  Townhouses.

2. Single-family detached dwelling
units.

Superintendent’s apartment.

4. Governmental, public, quasi-
public and community facilities,
meeting spaces and other similar
uses, including the existing First
Aid Squad.

Figure 3 Willis House 5.  Amenity center.

Bulk Standards: The following area and bulk standards shall apply specifically to Tract C:

I. Tract Requirements:
a. Minimum Individual Lot Area: 7,500 square feet.
b. Maximum Building Coverage: 25% of the Tract.
2. Townhouse Requirements:
a. Minimum Front Yard Setback from Bank Street: 10 feet.
b. Minimum Front Yard Setback from North Academy Street: 10 feet.

Minimum Setback from all other Tract boundary lines: 50 feet.

d. Maximum Building Height: Two and a half (27%) stories facing a public street and three
(3) stories in any other location.
3. Amenity Center Requirements:
a. Minimum Lot Frontage: 50 feet.
b. Minimum Lot Depth: 100 feet.
Minimum Front Yard Setback from North Academy Street: 10 feet.
d. Minimum Building Setback from Block 8, Lot 11: 15 feet from the front or southerly

lot property line; 20 feet from the side or easterly property line.

Bank Street Redevelopment Plan
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e. Maximum Building Height: Three (3) stories.
4. Single-family detached dwelling unit requirements.

Minimum Lot Width: 50 feet.

b. Minimum Lot Depth: go feet.

C. Minimum Front Yard Setback: Within two (2) feet of the average front yard setback of
adjacent and nearby residential buildings along the same block on the west side of
Mechanic Street.

d. Minimum setback from all other tract boundary and property lines: five (5) feet.

e. Maximum building height: Three (3) stories.

Tract D Sub-Zone

The intent for the Tract D Sub-zone is to provide for the improvement and efficient use of land for
governmental, public, quasi-public and community facilities, including the potential relocation of the
Hightstown East Windsor Historical Society and the Hightstown First Aid Squad. One dwelling unit
may be proposed within the Tract.

—

Figure 4 Hightstown East Windsor Historical Society

Permitted Principal Uses. Any of the
following principal uses are permitted
within  buildings, individually or in
combination with any other permitted use
or uses, except for single family detached
dwellings.

1. Single-family detached dwellings.

2. Governmental, public, quasi-public
and community facilities, including, but not
limited to, the relocated Historic Society
House and Rail Museum, a new First Aid
Squad building, meeting spaces and other
similar uses.

Bulk Standards: The following area and bulk standards shall apply specifically to Tract D:

I. Tract Requirements:
a. Minimum individual lot area: 4,500 square feet.
b. Maximum building coverage: 40% of the tract.
2. Single-family detached dwelling unit requirements.
a. Minimum Lot Width: 50 feet.
b. Minimum Lot Depth: go feet.
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d.

€.

Minimum Front Yard Setback: Within two (2) feet of the average front yard setback
of adjacent and nearby residential buildings along the same block on the west side of
Mechanic Street.

Minimum setback from all other tract boundary and property lines: five (5) feet.

Maximum building height: Three (3) stories.

Governmental, Public, Quasi-public and Community Facilities requirements:

a.

Minimum Front Yard Setback: Within two (2) feet of the average front yard setback of
adjacent and nearby residential buildings along the same block front.

Minimum Building Setbacks: Five (5) feet from a side or rear property line.

Maximum Building Height: Three (3) stories.

Bank Street Redevelopment Plan
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Provisions Applying to All Tracts in the Bank Street Redevelopment Area

Definitions

For the purposes of this plan, the following terms shall have the meanings herein indicated:

Alley or alleyway shall mean a private, minor way which is used primarily for vehicular service
access to the back or side of residences otherwise fronting on a public street.

Amenity Center / Amenity Space shall mean space within the redevelopment area where
social, leisure and recreational facilities are offered to residents of the redevelopment area and
may include ancillary support services such as leasing and property management offices,
storage, business center, conference/meeting rooms and resident services.

Building Coverage shall mean shall mean the area of a tract, lot or parcel covered by roofed
buildings or structures, exclusive of surface or structured parking facilities.

Building Height shall mean the number of separate habitable levels, excluding cellars and
basements. For the purposes of calculating the number of stories, building levels that are more
than one-half (1/2) of their height measured from floor to ceiling, below the average established
curb level at the street frontage shall not be counted as a story. Parking levels which have at
least one-half (1/2) of their height below the average established curb level at the street frontage
shall not be counted as a story.

Boutique Hotel shall mean a commercial facility offering transient accommodations to the
general public and providing additional services such as restaurants, meeting rooms, personal
services and recreation facilities.

Multi-family shall mean a building which contains more than two (2) dwellings, each of which
is intended for occupancy by one (1) housekeeping unit.

Resident / Guest Services shall mean personal services provided for the residents of the
redevelopment area such as concierge services, dry cleaning, laundry and other pickup and
delivery services.

Superintendent’s Apartment shall mean a dwelling unit contained within an amenity center
for the sole use of providing lodging to property management staff.

General Requirements

I.

All development within the Redevelopment Area shall be serviced with public, potable water
and sanitary sewer, along with electric, natural gas, telephone and cable service. All new
utilities shall be placed underground on the tract. Overhead utilities abutting the tract shall be
placed underground to the extent feasible.

Existing or relocated public utilities within the tract boundary, shall be within easements
located on privately-owned land in accordance with established protocols of the Borough of
Hightstown and Mercer County.

Bank Street Redevelopment Plan
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Unless otherwise specifically provided herein or intended by the provisions of this
Redevelopment Plan, all words and phrases used herein shall have the same definitions
provided under the Borough of Hightstown Zoning Ordinance and the Municipal Land Use
Law (N.J.S.A. 40:55D-1 et seq.)

Accessory Uses and Structures. Any of the following accessory uses and structures are permitted
individually, or in combination with any other permitted use.

I.

(9,1

O *® N

Off-street surface parking; attached and detached single level garages; multi-level structured
parking garages.

Fences, walls, kiosks, street furniture and retaining walls.
Pedestrian walkways, ramps, bridges and stairways.
Private tool shed not exceeding 120 sf. in floor area for single family detached dwellings.

Active and passive recreation including fitness/recreation facilities, pools, courtyards, gardens,
roof top terrace and other amenities for residents.

Property management and leasing offices serving the uses in the redevelopment area.
Conservation.
Signs.

Accessory uses and structures customarily permitted in conjunction with and on the same lot
as a principal use.

Location of accessory uses and structures. No accessory use or structure, with the exception of
utilities, plazas, street furniture and streetscape elements, including fencing, retaining walls
and guide rails, shall be located in a front yard.

Permitted Projections into Yard Areas. The following permitted projections shall apply to all tracts:

I.

Non-enclosed one-story porches, porticos, stoops and entrance platforms leading to the front
entrance shall be permitted to project not more than eight (8) feet into a required front yard
setback or building separation distance. Such porch, stoop and entrance platform may have an
uncovered balcony directly above provided it has the same footprint as, and is attached to, the
structure below.

Non-enclosed one-story porches, porticoes, stoops, entrance platforms, uncovered decks,
basement entrances and balconies shall be permitted to project not more than four (4) feet into
a side or rear yard setback or building separation distance.

Cornices, eaves, chimneys, gutters, downspouts, awnings, canopies, cantilevered roofs,
uncovered balconies and bay windows shall be permitted to project not more than three (3) feet
into any yard setback or building separation distance.

Belt courses, window sills and other similar ornamental features may project not more than
nine (9) inches into any yard setback or building separation distance.

Window wells may project not more than five (5) feet into any yard setback or building
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separation distance.

In no case shall a permitted projection attached: to any structure be less than five (5) feet from
a front lot line; to any principal structure be less than three (3) feet from a side or rear lot line;
and, to any accessory structure, be less than one (1) foot from a side or rear lot line.

Ramps and stairways leading to a porch, stoop or other building entrance may project into a
yard setback or building separation distance without limitation, provided that the steps do not
encroach upon the public right-of-way.

Awnings and canopies may project over a sidewalk and/or in the public right-of-way, provided
that such structure has a minimum vertical clearance of eight (8) feet and is set back a
minimum of four (4) feet from curb line along the street.

Building Height Exceptions.

I.

Exceptions to height restrictions include: non-habitable areas and enclosed spaces, including
but not limited to, mechanical services, elevator penthouses, condensers, exhaust fans, air-
conditioning and similar equipment; stair enclosures; skylights or atrium structures; roof-
access stairwells and amenities on a roof top terrace (including, but not limited to decking,
landscaping, railing, walls, furniture, lighting, pergolas and similar amenities); and
architectural enhancements and appurtenances (including, but not limited to) parapets,
chimneys, cupolas, steeples, spires, belfries, towers, corner towers, flagpoles and similar
elements), provided that the total area of such roof top elements do not exceed fifty percent
(50%) of the total roof area for each building, nor extend more than fifteen (15) feet above the
roof deck.

Site Development Standards

The regulations pertaining to site development standards shall apply to all development in the Bank
Street Redevelopment Area. The Planning Board may grant exceptions from these standards, pursuant
to N.J.S.A. 40:55D-51.

Public Streets and Sidewalks

The existing public rights-of-way of North Main Street, Bank Street, North Academy Street, Park
Avenue, Purdy Street and Mechanic Street shall be maintained, improved or modified as shown in the
Redevelopment Plan. Improvements shall include sidewalks, striping and insets for on-street parallel
parking, and the repair, replacement or installation of new curbing as appropriate.

I.

The redeveloper shall restore the surface of the street to its original and proper condition to
address existing conditions and those areas disturbed for the installation of new curbing and
sidewalk where none presently exist.

In order to accommodate the mixed-use building on Tract B that will be situated within and/or
extending over the Mechanic Street public right-of-way south of Bank Street, the Borough shall
vacate the southern portion of the Mechanic Street public right-of-way and provide the
necessary easement(s) to maintain adequate public utilities and public access to the structured
parking garage and access to the Hightstown Engine Company.
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7.

Sidewalks shall be provided in the public right-of-way along all street frontages within the
redevelopment area. Where such sidewalks extend beyond the public right-of-way, the
redeveloper shall be required to provide a public access easement for sidewalks located on
private land.

Along North Main Street, sidewalks shall be constructed of pavers, concrete and/or textured
concrete in colors and/or patterns consistent with the existing Main Street infrastructure. The
sidewalk shall be a minimum of 10 feet in width, and shall extend from the building facade to
the curb line, with an area for landscaping and street trees along the curb line and/or
landscaping beds along the building facade.

Along Bank Street and North Academy Street, the location and width of sidewalks shall be
consistent with the location and width of existing sidewalks adjacent to or near the
Redevelopment Area to be developed. The existing sidewalk in front of the brick mill building
and the bump-out portion of the concrete mill building shall be extended from the building
facade to the curb line. The planting strip from North Main Street to Mechanic Street shall be
brick to match the brick edging/ribbon along North Main Street. All other planting strips may
consist of grass.

Sidewalks shall continue uninterrupted across all driveway and alley openings with the apron
design accommodating a continuous sidewalk. The apron along Mechanic Street shall be brick
or brick-faced to match the driveway apron along North Main Street.

Where sidewalks intersect at corners, accessible ramps and warning strips shall be provided.

Crosswalks

Along Bank Street and North Academy Street, pedestrian crosswalks shall be provided across all street
intersections with “continental” or ladder striping.

Trail along the Rocky Brook

I.

The existing pedestrian trail within the redevelopment area shall be maintained for both public
and private access along the greenway
corridor, to the extent possible, and as
subject to NJDEP and DRCC review and
approval.

| 2. The existing footbridge over Rocky
Brook is to be improved as part of the
rehabilitation of the mill buildings.

3. No tract perimeter setback or stream
setback shall be required for any bridge
i spanning the Rocky Brook including for
pedestrian access to the bridge.

Figure 5 Footbridge over Rocky Brook
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Pedestrian Walkways

I. Walkways providing pedestrian connection between public sidewalks and entrances to
buildings within the Redevelopment Area shall be provided.

2. Within individual tracts, walkways shall be provided providing pedestrian connection between
entrances of buildings and parking areas, outdoor amenity spaces and other pedestrian
accessible locations.

Vehicular Circulation and Parking
I. The following standards shall apply to Tract A.

Vehicular access shall be from North Academy Street via a private access drive.

b. Emergency access shall be permitted to be provided from a driveway connecting to
Stockton Street.

C. Parking shall be provided in garages accessed by alleys behind townhouses, in off-street
surface areas, in a structured parking garage and/or within the lower level of the brick
mill building. Individual driveways and garages for townhouses shall not be permitted
to front on any public street.

2. The following standards shall apply to Tract B.
a. Vehicular access shall be from Bank Street with emergency access only from N. Main
Street.
b. Parking for the Fire House shall be provided in off-street surface areas behind the Fire

House building and accessed from N. Main Street via the existing driveway, or via the
development’s access drive from Bank Street.

C. Parking for uses within the mixed-use buildings, multi-family dwelling units within
the existing concrete mill building and for the general public shall be provided within
the structured parking garage.

3. The following standards shall apply to Tract C.
a. Vehicular access shall be from an alleyway connecting to North Academy Street.
b. Parking shall be provided in garages accessed by alleys behind townhouses and off-

street surface areas.

4. The following standards shall apply to Tract D.

a. Vehicular access shall be from driveways connecting to Purdy Street or Bank Street.
b. Parking shall be in off-street surface spaces within a shared parking lot.
C. Parking for the single-family dwelling unit fronting on Mechanic Street shall be in a

driveway and/or garage on the same lot, accessed from Mechanic Street.
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Parking standards and additional requirements:

a. On-street parking along the frontage of the Redevelopment Area may be included in
the calculation of required number of parking spaces and off-street parking facilities
may be shared between uses throughout the redevelopment area.

b. Townhouses shall be provided with an average of 2.0 parking spaces per dwelling unit.

C. Multi-family dwelling units shall be provided with an average of 1.25 parking spaces
for each dwelling unit.

d. Atleast 30 parking spaces on the ground level of the structured parking garage attached
to the mixed-use building on Tract B shall be reserved for non-residential uses and the
general public.

e. The Planning Board may approve a reduction of the required parking where such
reduction is demonstrated by study of the combined, or shared uses and customary
operation of the uses that adequate parking would be provided for the actual uses. It
is further recognized that the parking ratios established in this section are less than
that required under the Residential Site Improvement Standards (N.J.A.C. 5:21-1 et seq.)
Consequently, any action by the Planning Board shall require a finding of a de minimus
exception from the RSIS standards pursuant to N.J.A.C. 5:21-3.1(f)1.

Provisions for electrical vehicle charging stations shall be provided on all tracts. At least one
percent (1%) of the total number of parking spaces in each tract shall be pre-wired for the
installation of electrical vehicle charging stations.

Provisions for bicycle parking including exterior racks, covered exterior racks and interior bike
rooms shall be provided on all tracts shall be provided to accommodate a minimum of fifteen
percent (15%) of dwelling units.

Buffering and Screening

I.

Buffers as required by the regulations in effect at the time of site plan approval shall be
provided for any environmentally sensitive lands, such as floodplains, wetlands and open
waters, as designated by New Jersey Department of Environmental Protection (NJDEP).

2. All parking areas shall be buffered and screened from public view and adjacent residences with
a minimum five (5) foot wide planted buffer.

3. Screening within required buffer areas shall consist of a combination of the following: existing
vegetation supplemented with additional vegetative screening, a masonry wall and/or a solid
or twenty-five percent (25%) open fence a minimum of four (4) feet in height above grade.

Landscaping

I. Existing vegetation shall be preserved to the extent practical.

2. A fence, wall, hedge, landscape edge, or some other design element shall be provided adjacent

to the sidewalk, where feasible, to delineate the public sidewalk from the front yards of
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4.

townhouse units and the frontages of other buildings, with the exception of those areas where
the public sidewalk abuts the building.

Deciduous street trees shall be provided along all street frontages within the Redevelopment
Area, with the exception of the crossing over Rocky Brook. Such trees shall be a minimum size
of 2% inches in caliper at time of planting. Where the location of such trees would lie outside
the public right-of-way, the redeveloper shall be required to provide an access and maintenance
easement for street trees located on private land.

All portions of the tract not utilized by buildings or paved areas shall be landscaped, utilizing
combinations of tree and shrub plantings, fencing, lawn and other vegetative ground covers
and existing foliage in order to maintain or reestablish vegetation in the area and lessen the
visual impact and climatic effects of structures and paved areas. The use of native plant species
that are tolerant of drought and urban conditions shall be prioritized.

Fences, Walls and Retaining Walls

I.

Fences and walls shall be composed of materials, colors, finishes, and/or design elements that
are consistent with the architecture of the buildings and in accordance with the design
vocabulary that is compatible and/or complementary of the design, style and character of the
buildings in the surrounding neighborhood. Chain-link fences shall be prohibited.

Fences and walls shall be permitted to be located in front yard areas, provided that such shall
not exceed a height of three (3) feet above grade.

Fences and walls shall be permitted to be located in the side and rear yard areas, provided that
such shall not exceed a height of six (6) feet above grade.

Retaining walls shall be permitted in all yard areas and shall not exceed eight (&) feet in height.
Fencing above retaining walls is permitted to be up to forty-eight (48) inches in height.

Orientation. The face or finished side of a fence or wall shall face the adjacent property. All
supporting posts and cross-members shall face the property upon which it is located.

Drainage. Fences and walls shall be constructed in a manner so as to permit the continued
flow of natural drainage and shall not cause surface water to be blocked or dammed causing
ponding, either on the property upon which such is located or on any adjacent lot or public
right-of-way.

Lighting

I.

Parking area lighting shall be post-mounted, located in landscaped islands, and the center of
the light source shall not exceed eighteen (18) feet in height above grade.

Pedestrian and access point lighting shall be post-mounted, and the center of the light source
shall not exceed fourteen (14) feet in height above grade.

Street lighting shall be provided along the Bank and Academy Street frontages within the
Redevelopment Area. Such fixtures shall utilize the Borough-approved fixture similar to those
found in the downtown area along Main Street and Mercer Street, and the center of the light
source shall not exceed fourteen (14) feet in height above grade. Those fixtures shall generally
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Signs

be located along the curb line. Where located in a grass planting strip, those fixtures shall be
located on concrete foundation flush with finished grade.

Bollard lighting, not more than four (4) feet in height and appropriately shielded, and ground
recessed lighting may be provided along public sidewalks, walkways and within open space
areas.

Lighting may be attached to a building, provided that such lighting is focused downward and
the fixture has a full cut-off design.

Lighting fixtures shall be LED, non-glare, full cut-off and shall not exceed a color temperature
of 3,300° K.

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

The Redeveloper shall provide a comprehensive sign package, including materials, colors,
finishes and/or details to the Planning Board.

The Planning Board may approve a comprehensive sign package for the project that includes
sign types not contemplated by or different from the standards enumerated in Chapter 29 of
the Borough of Hightstown Code.

Refuse and Recycling Facilities

I.

Refuse and recycling facilities shall be provided to adequately accommodate each use, and shall
be provided either within the building being served or in nearby locations outside the building.

Outdoor refuse and recycling facilities shall be screened from public view within and outside
the development.

Any outdoor area provided for the collection and pickup of refuse and recyclable materials shall
be adequately lit and shall be safely and easily accessible by residents and recycling personnel
and vehicles.

Collection vehicles shall be able to access refuse and recycling facilities without interference
from parked vehicles or other obstacles.

Any bins or containers which are used for the collection of refuse and recyclable materials, and
which are located in outdoor refuse and recycling facilities, shall be covered and be equipped
with signage indicating the materials to be placed therein.

Stormwater Management

I.

Any redevelopment activities or structures shall be in conformance with applicable NJDEP
regulations and Borough Ordinances with regard to storm water control.

Rain gardens, bioswales, stormwater treatment trains and other best management practices
related to stormwater management are encouraged to be incorporated into the site
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development plans if soil conditions can adequately accommodate the function of such
features.

Building Design Standards

The regulations pertaining to building design standards contained herein shall apply to all
development in the Redevelopment Area. The Planning Board may grant exceptions from these
standards, pursuant to the procedure articulated in N.J.S.A. 40:55D-51.

General Requirements

I.

All materials, colors, finishes and/or details used on the exterior of a building shall be
architecturally compatible with the style of such building, as well as with each other. A building
designed of an architectural style that normally includes certain integral features, materials,
colors, finishes and/or details shall have such incorporated into the design of such building.

Permitted building materials for primary exterior wall surfaces shall generally include brick,
fiber cement siding and smooth finished stucco. Trim materials may consist of precast stone,
wood, fiber cement and PVC.

Conceptual architectural plans including materials, colors, finishes and/or details shall be
provided for all buildings.

Brick Mill Building Design

I.

The brick mill building shall utilize the rear portion of the existing building as the main
entrance for residents and visitors. A secondary entrance along Bank Street is encouraged to
be provided for both residents and visitors.

Mechanical equipment will generally be placed on the roof and shall be screened from visibility
by landscaping or an enclosure to match the building facade.

Concrete Mill Building Design

I.

The concrete mill building has an existing main entrance on the east side of the existing
building. The main entrance is encouraged to be relocated to a new location along Bank Street,
with the existing main entrance converted to a secondary entrance for both residents and
visitors.

Mechanical equipment will generally be placed on the roof and shall be screened from visibility
by landscaping or an enclosure to match the building facade.

Mixed-Use Building Design

I.

The mixed-used building shall maintain the architectural integrity and be compatible and/or
complementary of the design style and character of historic industrial and/or warehouse
buildings.
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Mechanical equipment will generally be placed on the roof and shall be screened from visibility
by landscaping or an enclosure to match the building facade.

Generators will either be located at grade, in the building or placed on the roof. Where located
at grade, such shall not be in the front yard area and shall be screened from visibility by
landscaping, fence or wall. Where placed on the roof, such shall be screened from visibility by
landscaping or an enclosure to match the building facade.

Structured Parking Garage Design

I.

2.

No portion of a structured parking garage shall have frontage along a public street.

All facades shall provide visual interest by utilizing one or more of the following treatments:
compatible and/or complementary materials, colors, finishes and details as found on a primary
facade or on surrounding buildings; exterior cladding in a vine-covered trellis; landscape
screening; or graphic panels which may contain historic imagery or other content to be
approved by the Borough.

Vehicular access to parking structures shall be designed in a manner that does not negatively
affect pedestrian circulation along a public street and/or within the Redevelopment Area.

At least 30 parking spaces on the ground level of the structured parking garage attached to the
mixed-use building on Tract B shall be reserved for public use and 6 spaces for the use by
Hightstown Engine Company 1.

Townhouse Design

I.

At least one of the townhouses shall have a finished floor elevation that is within four (4) inches
of the finished exterior grade, so as to eliminate the need for ramps to provide access.

All townhouses shall maintain the architectural integrity and be compatible and/or
complementary of the design style and character of the existing brick and concrete mill
buildings. Such can be achieved by utilizing primarily brick facades.

For those townhouse units that front both Bank Street and North Academy Street, the North
Academy Street facades shall maintain the architectural integrity and be compatible and/or
complementary of the design style and character of the North Academy Street and Stockton
Street neighborhood. Such can be achieved by having the main entrance, porch and private
walkway to be oriented to face toward and relate to North Academy Street.

The townhouse unit’s brick facades shall be distinguished from each other through the use of
subtle shifts in front setbacks, variation of front entry types and window details, using a
complimentary design vocabulary, and variation in front yard landscape design patterns which
may include hedges, fencing and low walls.

HVAC equipment will generally be located at grade at the rear of the building.
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Amenity Center Design

I. Tract C Amenity Center. The Amenity Center located on Tract C shall be a freestanding
structure designed to exhibit the overall architecture and design style of the Willis House, the
yellow house formerly at the corner of North Academy Street and Bank Street. Such may be
achieved by utilizing primarily clapboard facades and/or porches utilizing primarily wood or
wood-like materials and elements.

a. The Tract C Amenity Center may
contain a superintendent’s apartment which
shall be completely separate from the public
use areas of the Amenity Center.

b. The superintendent’s apartment shall
occupy the second floor of the building and
have a private entrance at the ground level
facing Academy Street.  The apartment
entrance shall simulate a typical residential
building entrance employing a covered porch.

C. HVAC equipment for both the
superintendent’s apartment and the amenity
. \ center shall be located at grade at the rear of
Figure 6 Willis House ' the building and be screened from public view.

2. Amenity Centers in Other Tracts. Amenity space may be provided throughout the rehabilitated
mill buildings and mixed use building.

Building Lots Not Required to Abut Street

It is recognized that lots within the Redevelopment Area may be created that do not have frontage on
a street. The development of any new buildings in the Redevelopment Area first requires the
submission and approval of a comprehensive conceptual plan (that will, ultimately, be appended to
this Redevelopment Plan). Additionally, the requirements of this Redevelopment Plan require
integrated pedestrian and vehicular access and circulation throughout the entirety of the
Redevelopment Area, which would provide access to Bank Street or Main Street. Such access must be
expressed and memorialized within the concept plan and must meet emergency access standards and
requirements.

Buildings are required to be located on a lot with street frontage (N.J.S.A. 40:55D-35), and where such
a configuration is impractical or unnecessary, an appeal may be sought under N.J.S.A. 40:55D-36. Any
lot created that does not have street frontage, but that has access to the vehicular circulation system
within the Redevelopment Area that provides access to a public street, shall be deemed to have
sufficient emergency access for the purposes of any application or appeal.

Public Improvements

Public improvements may be required or proposed and shall be installed at the full expense of the
designated redeveloper consistent with the design policies and standards that are contained within this
Bank Street Redevelopment Plan
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Plan. The redeveloper is expected to install necessary public improvements on the property they
control as well as abutting rights-of-way. No recapture of off-site improvement expenses from future
development should be anticipated. However, nothing contained herein shall be construed to preclude
the ability of the municipality or redeveloper from obtaining any governmental programs, grants,
loans, or other financial support or incentives for public infrastructure improvements or other
construction, or from the municipality to consider a recapture provision.

Relocation Provisions

There are no occupied residences located within the Redevelopment Area. There are four occupied
buildings in the Redevelopment Area that include Hightstown Engine Company No. 1 and the
Hightstown East Windsor Historical Society on Tract B, Hightstown First Aid Squad building on Tract
C, and the Hightstown Public Works facility on Tract D. No relocation is contemplated for the Fire
House. The Borough Council is exploring the feasibility of relocating the Public Works facility and
utilizing Tract D for a new first aid squad building and historical society building with museum which
would allow for the full use of Tracts B and C for redevelopment (excepting the fire house). For any
relocation, the Borough will comply with the requirements of N.J.A.C. 5:11 for relocation assistance in
accordance with applicable law. Participation in relocation assistance by the designated redeveloper
shall be as set forth in the Redevelopment Agreement.

Affordable Housing

The Bank Street Redevelopment Plan contains one vacant dwelling unit that is not an affordable unit
as defined by the Fair Housing Act (N.J.S.A. 52:27D-301 et seq.). Consequently, no dislocation of any
households will occur and no replacement of affordable units is required as a result of its
implementation.
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DEVELOPMENT PLAN REVIEW AND APPROVAL

Concept Plan Required

Prior to any application for development that includes a new building or structure, the redeveloper
shall submit a comprehensive, conceptual site plan, depicting the planned redevelopment for the
entirety of the Redevelopment Area, to the Redevelopment Entity for review and approval. Once
approved by the Redevelopment Entity, and found consistent with this plan, the conceptual site plan
shall be appended to this redevelopment plan as an exhibit with which to determine consistency of any
subsequent development applications. The Redevelopment Entity may delegate the consistency review
to another agency or entity. Any amendment to the adopted conceptual plan shall require an
amendment to this redevelopment plan. The conceptual plan shall indicate all uses, buildings,
structures, parking, circulation, stormwater management and buffers for a consistency determination.

Application for Development

Preliminary and final site plan/subdivision applications for the project shall be submitted to the
Hightstown Borough Planning Board for review and approval pursuant to state law and the
Hightstown Borough Code Chapter 26 “Land Use Procedures” with the exception that Section 26-7
Community Impact Statement and Section 26-8 Environmental Impact Assessment shall not be
required. Applications shall be accompanied by such maps, documents and materials in accordance
with all relevant development application checklists. Applications may be submitted for the entire
project or any number of phases, provided that all aspects of any proposed phasing, including phase
configuration and location, and the timing and sequencing of phase development, shall be subject to
Planning Board review, and will only be allowed if approved by the Redevelopment Entity as part of
the concept plan consistency review.

Planning Board Review

I. Site plan or subdivision review shall be conducted by the Hightstown Borough Planning Board
pursuant to N.J.S.A. 40:55D-I et seq.

2. An application requesting a deviation from the requirements of this Redevelopment Plan shall
provide public notice of such application in accordance with the public notice requirement set
forth in N.J.S.A. 40:55D-12a and -b.

Variances, Exceptions and Submission Waivers

Any plan approved by the Planning Board for redevelopment within the Bank Street Redevelopment
Area, shall conform to use and other standards of this Redevelopment Plan. Variances shall not be
granted from “Use Regulations” or other mandatory components of this plan and any such deviations
shall require an amendment to this redevelopment plan. Variances and design exceptions may be
granted by the Planning Board from other standards contained in the remaining sections, herein, or
within the Borough Code. Consideration of variances shall be undertaken pursuant to N.J.S.A. 40:55D-
70.c. Consideration of exceptions shall be undertaken pursuant to N.J.S.A. 40:55D-51. Consideration
of submission waivers shall be undertaken pursuant to N.J.S.A. 40:55D-10.3.
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Effects of Approval

The effects of any Planning Board approval shall be consistent with the rights granted by Municipal
Land Use Law (N.J.S.A. 40:55D-1 et seq.) except to the extent they may be modified by an agreement
between the Borough and a redeveloper.

Acquisition of Property

No property is anticipated to be acquired in this plan, either through condemnation or arms-length
transactions, however future land acquisition is not precluded by this plan. The Redevelopment Area
has been designated as an Area in Need of Condemnation Redevelopment, and the Borough may
acquire properties in order to achieve the goals and objectives of this redevelopment plan pursuant to
N.J.S.A. 40A:12A-16(a)4.
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RELATIONSHIP TO THE MASTER PLAN AND PLANS OF OTHER
JURISDICTIONS

There are no significant relationships between this plan and the master plans of adjacent
municipalities. However, consistency is apparent in the 2014 Hightstown Reexamination of the
Master Plan, the 2016 Mercer County Master Plan, the Delaware Valley Regional Planning
Commission’s Connections 2040 Plan and the 2001 NJ State Development and Redevelopment Plan,
as indicated in the following section.

2014 Borough of Hightstown Reexamination of the Master Plan

Asrequired by N.J.S.A. 40A:12A-7(d), the Bank Street Redevelopment Plan helps to achieve the Master
Plan Goals and Objectives as expressed in the Borough of Hightstown’s Master Plan, which was last
re-examined in 2014.

The Borough has long sought to improve the downtown. The 1998 Master Plan focused primarily on
economic redevelopment “in hopes of jump starting the local economy and stimulating positive and
prolonged change in Hightstown.” In 1997, the Borough was awarded Center Designation and was
recognized as a Town Center, committed to redeveloping the business district and defining its historic
image and capitalizing on its open space connections.

The 2014 Master Plan Amendment and Redevelopment Re-Examination Report refined the Borough’s
planning policy by establishing the concept of Hightstown as a destination, “a place that visitors come
to because it is a great place to spend the day, evening or a weekend. The uses in downtown should
complement this objective — eateries, specialty retail, and uses that generate night life.”

The following is an excerpt from the 2014 Master Plan Re-Examination Report, which provides clear
statements about the Borough’s desire to see the Rug Mill redeveloped:

Goal #12: Redevelopment Plan: “The process of redeveloping under Redevelopment Law provides
the Borough with the greatest flexibility to respond to interested developers who want to re-purpose
the Rug Mill. The Borough should continue to utilize the State’s Redevelopment process to promote
the potential of the Rug Mill.”

Section IV-B: Rug Mill: “The Planning Board continues to feel that the redevelopment process in
lieu of rezoning offers the greatest opportunities for reusing the site. It gives the Borough flexibility
to meet the needs of interested developers and it also provides incentives, such as a possible PILOT
program, (Payment in Lieu of Taxes), and negotiated design solutions that make the land
development process easier, and therefore more attractive to prospective developers. ... Most likely,
the current redevelopment plan will be revised when a new redeveloper is identified. Any revision
to the Redevelopment Plan should embrace the concepts of form-based zoning.”

Generally, redevelopment should consider a range of neighborhood commercial, “which would be
more easily accomplished if Mechanic Street south of Bank Street were vacated” as well as a range
of residential uses that complement the abutting residential uses. The brick building of the original
mill should be preserved and could be reused in a creative way.
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Other Plans of Hightstown

In 2015, the Vision Plan for Downtown and Lakeside Improvements was developed following extensive
public input. This plan strives to make the downtown more vibrant with higher pedestrian activity and
sales, the more complete use of the waterfront of Lake Peddie by residents and visitors and thus create
more prosperity for the Borough and the region as a whole.

This was followed by the Public Art Master Plan for the Borough that was published by the Hightstown
Cultural Arts Commission in 2017. This document recognized the value of public art in creative place
making in developing Hightstown as a cultural center through goal setting, event hosting, educational
classes and community partnerships. These goals are consistent with this redevelopment plan to
revitalize a long dormant part of the nether downtown.

Adjacent Municipalities

The Redevelopment Area is not physically contiguous to the adjacent municipality of the Township of
East Windsor and the redevelopment of this area is not inconsistent with the land uses or the Master
Plan of the Township of East Windsor, which surrounds the Borough.

Mercer County Growth Management Plan

Mercer County recently completed a Master Plan in May 2016 which took an innovative three system
approach to planning. It considers land use impacts and examines the interrelationship of impacts
while using data and mapping to provide a sound basis for evaluating growth options and
opportunities. This Redevelopment Plan is consistent with the following broad policies laid out in the
Mercer County Master Plan:

e Promote redevelopment

e Direct growth to centers; and

e Mix uses to promote walkable communities.

Delaware Valley Regional Planning Commission (DVRPC)

The Redevelopment Plan is consistent with the goals of the Delaware Valley Regional Planning
Commission’s Connections 2040 Plan as follows:

e Encourages center-based planning as a New Jersey designated Town Center redeveloping an
abandoned and underutilized site into a mixed-used development.

e Assists in stabilizing an older borough by concentrating growth within and around Centers
which will allow for the preservation of open space, reduce strains on natural resources, and
create thriving, pedestrian-friendly communities that offer an improved quality of life for all
residents.

State 2001 Development and Redevelopment Plan

In 2001, the State Planning Commission adopted the State Development and Redevelopment Plan
(the “SDRP”). The SDRP guides State-level development and redevelopment policy as well as local and
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regional planning efforts. The SDRP includes eight (8) statewide goals and several policies which are
intended to implement those goals. The SDRP’s statewide goals are as follows:

e Revitalize the State’s cities and towns;
e Conserve the State’s natural resources and systems;
e Promote beneficial economic growth, development and renewal for all New Jersey residents;

e Protect the environment, prevent and clean up pollution; Provide adequate public facilities and
services at a reasonable cost;

e Provide adequate housing at a reasonable cost;

e DPreserve and enhance areas with historic, cultural, scenic, open space, and recreational value;
and,

¢ Ensure sound and integrated planning and implementation statewide.

This Redevelopment Plan is consistent with the SDRP, meeting several of the above goals.
Additionally, the SDRP also provides a State Plan Policy Map, which divides the State into several
planning areas as well as the identifies a number of “Centers” and “Environs”. According to this map,
the Borough of Hightstown is contained entirely within the Suburban Planning Area (or “PA2”), which
includes a wide variety of viable, traditional settlements and is seen as a key area for accommodating
market forces and demand for development. In the Suburban Planning Area, the State Plan’s
intention is to:

e Provide for much of the state’s future development;
e Promote growth in Centers and other compact forms;
e DProtect the character of existing stable communities;
e Protect natural resources;
e Redesign areas of sprawl;
e Reverse the current trend toward further sprawl; and,
e Revitalize cities and towns.
This Redevelopment Plan will serve to meet each of these goals.

Finally, the Borough of Hightstown was designated as a Town Center by the State Planning
Commission through the Centers Designation Process in 1997. This Redevelopment Plan will
specifically promote the Borough’s state certified Center Designation Plan and Implementation
Agenda. According to page 15 of the 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 Town Center
petition to promote economic growth in the Borough Hightstown including:

e Revitalizing the Main Street business district and transportation corridor;
e Creating a more inviting user-friendly downtown;
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e Improving parking facilities and access to parking; and,
e Expanding access to existing and future commercial establishments.

Consequently, this Redevelopment Plan is consistent with the goals and objectives and advances the
purposes of the Master Plan of the Borough of Hightstown, the Master Plan of the Township of East
Windsor, the Mercer County Master Plan, the DVRPC’s Connections 2040 Plan and the State

Development and Redevelopment Plan.
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