BOROUGH OF HIGHTSTOWN

PLANNING BOARD
156 Bank Street, Hightstown, NJ 08520
Phone: 609-490-5100 x617 Fax: 609-371-0267

: «'3""' PLANNING BOARD REGULAR MEETING AGENDA
Hightstown Firehouse
MONDAY, FEBRUARY 13, 2023 - 7:30 P.M.

PLEASE TURN OFF ALL CELL PHONES DURING YOUR ATTENDANCE AT THIS MEETING TO AVOID SOUNDS/RINGING OR CONVERSATIONS
THAT MAY INTERFERE WITH THE RECORDING OR THE ABILITY OF ATTENDEES TO HEAR THE PROCEEDINGS. THANK YOU FOR YOUR
COOPERATION.

Meeting called to order by Beverly Asselstine

STATEMENT: 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 advertised in the Trenton Times and Windsor-Hights Herald as required by law and is posted on the Hightstown
Borough website.

Flag Salute

Roll Call - Planning Board

Approval of Agenda

Approval of Minutes - November 14, 2022 — Regular Virtual Meeting
- January 9, 2023 — Reorganization Meeting

Public Comment

Old Business - Affordable Housing Plan
- Downtown Redevelopment Area
- Road Improvements to Orchard Avenue, Meadow Drive, Clover Lane &
South Main Street
- Master Plan Reexamination

New Business

Committee and Professional Reports

Chairman and Board Member Comments

Adjourn
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THE BOROUGH OF HIGHTSTOWN
PLANNING BOARD

REGULAR VIRTUAL MEETING MINUTES
MONDAY, NOVEMBER 14, 2022, 7:30 P.M.

| OPEN SESSION

Bev Asselstine, Chairperson, called the meeting to order at 7:32 p.m. and read the Open Public Meetings Act

statement: “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’s
website. Due to Covid-19 and self-distancing protocols, this meeting was held remotely through www.zoom.com.”

Flag Salute, led by Mr. Balcewicz

Roll Call — Planning Board

PRESENT | ABSENT |[LATE ARRIVAL

Mayor Quattrone X
Councilman Misiura X
Ms. Asselstine, Chair X
Ms. Jackson, Vice-Chair X
Mr. Laudenberger X
Mr. Searing X
Ms. Watkins X
Mr. Balcewicz, Alt. #1 X
Mr. Cabot, Alt. #2 X
Mr. Gainey X
Mr. Yandoli X X

Also in attendance: Jane Davis — Planning Board Secretary, Alexis Smith — Attorney & Brian Slaugh — Planner,
Carmela Roberts — Engineer, George Chin — Zoning Official, Sanjeev Puri — Applicant, Charles Stults —
Architect, Lorali Totten — Planner/Engineer, Michael Butler — Applicant’s Attorney, Nichole Lvov — Noticed
resident, John Newman, CPG, Pavel. Michael Herbert — Attorney (late arrival)

Approval of Agenda

Ms. Asselstine asks for a motion to approve the Agenda with several amendments to reverse order of
application hearings and replace Downtown Redevelopment Area Expansion with Stockton Street curbs &
sidewalks.

Motion made by Mr. Balcewicz and seconded by Mr. Searing to approve the Agenda with revisions for the
November 14, 2022 Planning Board meeting.

Roll Call Vote: Mayor Quattrone, Mr. Misiura, Ms. Asselstine, Ms—acksen, Mr. Laudenberger, Mr. Searing,
Ms. Watkins, Mr. Balcewicz, M—Cabet, Mr. Gainey & Mr. Yandoli. Ms. Jackson & Mr. Cabot were absent.
Motion passed 9-0; 2 absences.
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THE BOROUGH OF HIGHTSTOWN
"N ’\‘\ PLANNING BOARD

REGULAR VIRTUAL MEETING MINUTES
MONDAY, NOVEMBER 14, 2022, 7:30 P.M.

Public Comment
There were no members of the public, Ms. Asselstine opens & closes public comment.
Resolution

2022-08 — Application #PB2022-03 — 220 / 220A Wilson Avenue — Mr. Balcewicz, Ms. Asslestine & Mr.
Laudenberger request several typographical revisions be made prior to approval. With several revisions and
clarification from Mr. Herbert, Ms. Asselstine asks for a motion to approve the resolution as amended.

Motion made by Mr. Misiura and seconded by Ms. Watkins.

Roll Call Vote: MayerQuatitrene, Mr. Misiura, Ms. Asselstine, Ms—ackson, Mr—laudenberger, Mr—Searng,
Ms. Watkins, Mr. Balcewicz, Me—Cabet, Mr. Gainey & Mr—Yandoel. Ms. Jackson & Mr. Cabot were absent.

Motion passed 5-0; 4 abstentions; 2 absences.
Public Hearing

Application #2018-04 — Spring Point at Meadow Lakes — Extension request — Ms. Asselstine introduces the
application for an extension and refers to the related Resolution from the original application. The applicant
cites the pandemic as a reason that the project had not moved forward within the original time frame, thus
needing an extension. The extension would be granted retroactively and through 2023.Ms. Asselstine asks
for a motion to approve the extension.

Motion made by Mr. Laudenberger and seconded by Mr. Gainey to approve the extension request for
Application 2018-04.

Roll Call Vote: Mayor Quattrone, Mr. Misiura, Ms. Asselstine, Ms—acksen, Mr. Laudenberger, Mr. Searing,
Ms. Watkins, Mr. Balcewicz, M+—Cabet, Mr. Gainey & Mr. Yandoli. Ms. Jackson & Mr. Cabot were absent.
Motion passed 9-0; 2 absences.

Application #2022-05 — The Peddie School — Use Variance for 301 East Ward St — Ms. Asselstine introduces
the Application and defers to Ms. Smith for jurisdiction. Mayor Quattrone & Mr. Misiura recuse themselves
due to the type of application being presented to the Board. Mr. Butler briefly explains the Exhibits to be
presented and introduces the Applicant’s witnesses, Mr. Puri, Mr. Stults and Ms. Totten. Ms. Smith swears in
all of the Applicant’s testifying parties. This application is proposing a two-family home requiring a D1 type
variance or Use variance. Mr. Butler introduces Mr. Puri, the Peddie School’s Chief Financial Officer. Mr. Puri
gives a brief history of the Peddie School and describes the responsibilities of their faculty, which was the
“primary driver for Peddie to buy this property at 301 East Ward Street in January 2022.” The intent being
that the property has two dwellings rather than one. Mr. Puri continues that it is the School’s intention to
“make one of the units to be ADA compliant”. One of the member’s of Peddie’s faculty is disabled and the
objective is for the unit to be accessible to them. Mr. Butler asks if one of the important goals of Peddie is to
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THE BOROUGH OF HIGHTSTOWN
"N ’\‘\ PLANNING BOARD

REGULAR VIRTUAL MEETING MINUTES
MONDAY, NOVEMBER 14, 2022, 7:30 P.M.

make one of the units ADA compliant, not only for the school but for the future? Mr. Puri confirms that that
is correct. They already have an ADA compliant unit on campus, and this will provide flexibility when the need
arises. Mr. Butler asks for comments from the Board. Mr. Balcewicz asks who will be living in the units? Mr.
Puri responds that himself & his family will be in one unit and the Science teacher will be moving into the ADA
unit should the application be approved. Mr. Balcewicz goes on to ask if the property will remain on the tax
roll. Mr. Puri confirms that it will remain on the tax roll and agrees to make it a condition of approval. Mr.
Slaugh asks if this will be a rental to anyone other than faculty? Mr. Puri replies that it will not be rented out
or occupied by anyone other than Peddie School faculty. Mr. Slaugh asks if the School is willing to make that
a condition of approval. Mr. Puriagrees to make it a condition. Ms. Watkins asks what the intention of Peddie
was when purchasing the residence? Mr. Puri replies that it was purchased with the intent to have 2 faculty
families occupy it. Ms. Watkins asks if students will be going to the residence? Mr. Puri states that it would
only be for special occasions or events like a holiday party. Mr. Butler clarifies that the intent is not for use as
student housing or teaching purposes. Ms. Watkins voices her concern was mainly for student safety as the
intersection at Ward Street & Maxwell Avenue can be challenging. Ms. Asselstine addresses this concern
since the Borough has an active grant application to redesign that intersection and is part of the mobility plan
as part of the Borough Master Plan. Further discussion ensues.

Mr. Butler goes on to introduce Ms. Totten who testifies as the Engineer for the Applicant. Ms. Totten
elaborates on her credentials and that she has previously testified in front of the Board. The Board accepts
her credentials. Ms. Totten goes on to present Exhibit A-1 (Aerial display dated 11/11/22). She explains some
history of the property and that surrounding properties and the lot in question are much larger than the
minimum required lot size. Ms. Totten presents Exhibit A-2 (Site Display dated 11/11/22). She explains that
the existing driveway on the corner of East Ward Street and Maxwell Avenue will be removed, and a new
driveway will be installed. There is currently an existing single water/sewer service and a second service will
be added. The landscaping will remain, lighting will be standard residential lighting. The new layout will
provide the ability to install the roundabout and lot coverage will decrease. No variance for bulk requirements
are required, only a use variance. She confirms that the parking will meet Borough requirements.

Mr. Balcewicz states that there is a shed within the setback line. Ms. Totten agrees that it will be moved to
comply so that no variance will be required.

Mr. Slaugh asks if a Right of Way (R.0.W.) dedication will be allowed for this. Ms. Roberts explain that we
have plans with a grant application in process and asks for R.O.W. dedication as part of this potential approval.
Mr. Butler introduces Mr. Stults as the Applicant’s Architect and gives a brief background. Mr. Stults explains
the drawings and presents Exhibit A-3 (Architectural sheet A1, first floor plan). It shows the existing residential
3-bedroom unit and the new proposed 3-bedroom unit with handicapped ramp. He also presents and
explains Exhibits A-4 (sheet Al.1, new garage plans), Exhibit A-5 (sheet A2 second floor), Exhibit A-6 (sheet
A3, exterior elevations) & Exhibit A-7 (sheet A4, exterior elevations). Mr. Searing asks for further explanation
on the water/sewer & electrical service locations. Mr. Stults explains that the water/sewer location is yet to
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be determined and the service panel may be upgraded, and Peddie maintenance would like to keep access
to the maintenance room. Mr. Balcewicz inquires who will be responsible for the utility. Mr. Puri responds
that the Peddie School pays for it. Mr. Balcewicz asks what type of wall is between the 2 units? Mr. Stults
explains that it will be 6” studs with 2 layers of sheetrock on both sides of the fire rated wall. Mr. Balcewicz
asks for a Fire department approval be listed as a condition.

Mr. Butler introduces Ms. Lorali Totten as the Applicant’s planner. Ms. Totten introduces herself and presents
Exhibit A-1 in support of the D1 variance. The existing building is to be converted into a 2 family “duplex”.
She testifies that this change promotes general welfare, removes parking in an intersection, complies with
the appropriate density, has sufficient space for a residence, provides sufficient parking on site. The site itself
if suited for 2 residences as the site is oversized at approximately three times bigger than required and is
wider & deeper than other surrounding lots and is the only lot of this size in this particular neighborhood.
She goes on to explain possible negative impacts no negligible nuisance and had no impact on the Master
Plan. Ms. Totten then explains specials reasons to grant the variance; duplexes were granted on Armellino
Court which is directly across from the property in question and the property has enough room for a
subdivision. Ms. Totten closes with the statement that benefits in this case outweigh the detriments. Mr.
Butler sites reasons to support the D variance as a, e, g, i +j as well as the fact that it will have no impact on
the Master Plan.

Ms. Asselstine opens the discussion for comments. Mr. Chin, the Borough Zoning Official asks to consider a
K-turn in the driveway so there is no need to back out onto East Ward Street. Ms. Asselstine agrees. Ms.
Totten agrees & Mr. Butler states what there is enough room on the property. Mr. Slaugh says that the Board
can consider if they want delineation with landscaping at the meeting point as it will reinforce the look of
single-family residences. Ms. Totten & Mr. Butler see no reason why not to do so, so long as the windows
aren’t obstructed. Mr. Slaugh compliments Lorali on her testimony. He agrees with her analysis/testimony
and it gives the Board plenty of things to consider.

Ms. Asselstine notes several things for the Board to take into consideration. The Board should look at the
uniqueness of this property when considering this in comparison to other lots.

Mr. Laudenberger asks what will happen if Peddie sells the property?

Mr. Slaugh explains that since agreed to rent the property only to the faculty staff and any other owner would
need to go before the board for additional approvals.

Ms. Watkins asks M. Slaugh to define “public benefit”. Mr. Slaugh explains that it can’t only benefit the
applicant. He goes on to explain that the ADA unit is beneficial to general welfare since it is rare to find a
compliant unit. Ms. Asselstine states that the mobility plan is a huge benefit of the R.O.W. dedication.

Ms. Davis shares Exhibit B-1 (Zoning comments from the Zoning Official).
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"N ’\‘\ PLANNING BOARD
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MONDAY, NOVEMBER 14, 2022, 7:30 P.M.

There are no additional comments from the Board Attorney, Planner or Engineer.

Mr. Laudenberger asks why Peddie couldn’t keep it as a single-family home? They respond that they think it
would be too large for a single-family dwelling. Mr. Slaugh explains that faculty may have difficulty finding
housing.

Mr. Butler explains that it’s a larger structure to allow staff to be nearby & part of the community.
There are no additional Board member comments.
Ms. Asselstine opens public comments regarding Application PB2022-05.

Nichole L'Vov, 201 East Ward Street — Ms. L'Vov is sworn in by Ms. Smith and comments on a lot line
discrepancy discovered during the purchase of her property in the area where the applicant proposes to build
a garage. She also voices concern regarding any added noise from traffic or car doors slamming due to the
proximity of the new garage and asks if any plans were made to remove the existing landscaping along the
property line. She continues that she would prefer to remove the existing fence all together and keep the

now mature trees as a buffer.

Mr. Butler assures the resident that nothing will be built across or too close to the shared property line. He
also agrees that any repairs needed to be made to the fence or otherwise would be permitted should they
need to access it from the neighboring property.

Ms. L'Vov agrees and appreciates that the Peddie School will make renovations to improve the now single
family/business that is existing.

Being no further comments, Ms. Asselstine closes public comment period.

Ms. Asselstine & Ms. Smith reiterate the conditions discussed to be included in the approval. The property in
question will not be removed from the Borough’s tax rolls; the dwelling will not be available for rent now or
in the future; only faculty or staff of the Peddie School will occupy the property or the Applicant would need
to reapply to the Board; the existing shed will be set to the proper setback line; the Applicant will work with
the Borough on a R.O.W. dedication as a part of this project for helping facilitate the municipal aid grant
application for this intersection; the Applicant will work with the Borough and the Borough Engineer to split
the water and sewer lines into two separate services; the property will maintain a separate electrical service
for each unit; documentation of proper approvals will be made for the fire rated separation wall between the
units; the driveway will be modified to provide K-turn capability on East Ward Street; landscaping will be
provided “between” units to separate the facade in two units; and allow access for repairs and maintenance
to any fencing or landscaping.

Mr. Balcewicz adds that he would like to see a positive statement from the fire department regarding access
to the property as well as the firewall. Mr. Butler agrees.
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Ms. Asselstine asks for a motion to approve the application for a use variance converting the dwelling into a
two-family residence subject to the conditions discussed.

Motion made by Mr. Balcewicz and seconded by Mr. Laudenberger to approve Application PB2022-05 with
conditions.

Roll Call Vote: MayerQuatirone, Mr—Misiura, Ms. Asselstine, Ms—acksen, Mr. Laudenberger, Mr. Searing,
Ms. Watkins, Mr. Balcewicz, M+—Cabet, Mr. Gainey & Mr. Yandoli. Mayor Quattrone & Mr. Misiura abstained;
Ms. Jackson & Mr. Cabot were absent. Motion passed 9-0; 2 abstentions; 2 absences.

Old Business

Stockton Street Curb & Sidewalk Improvements — Mr. Misiura comments that he would like to see striping in
all crosswalks surrounding the intersection at Stockton Street & Oak Lane. Mr. Balcewicz questions why there
is no crosswalk on the West side of said intersection. Discussion ensues regarding the length of time and
hours during which construction and a detour will be in effect. Mr. Balcewicz asks if a resident can opt out if
you’ve recently replaced the sidewalk on your property. Ms. Roberts responds that residents may not opt
out, there is no benefit to doing so and sidewalks must meet ADA standards. Mr. Balcewicz voices concerns
with the construction cost distribution between East Windsor and Hightstown.

Affordable Housing Plan — Ms. Asselstine refers to Mr. Slaugh. He refers to and explains the Third Round
Housing Element and Fair Share Plan DRAFT. The realistic opportunity to meet our municipal obligation
through inclusionary development and identifying and rezoning areas in need of redevelopment. The next
step is to accept the proposed draft list or discuss other locations. Discussion ensues. Mr. Misiura confirms
that this report accurately depicts what was discussed and requests more time for the members of the Board
to digest the information. Mr. Slaugh explains that this is a complete draft, once accepted there would be a
need for rezoning, further discussion ensues about the process and timing of a public hearing to adopt and
enforce the housing element. This item will be on the December Agenda for further discussion.

New Business
Committee and Professional Reports

Nothing additional to report.
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PLANNING BOARD

REGULAR VIRTUAL MEETING MINUTES
MONDAY, NOVEMBER 14, 2022, 7:30 P.M.

Chairman and Board Member Comments

Ms. Asselstine discusses going back to in person meetings. There is discussion back and forth about going
back in January and this topic will be discussed further at December’s Planning Board Meeting.

There being no further business, Ms. Asselstine asks for a motion to adjourn. Motion made Mr. Laudenberger.
All ayes. Meeting adjourned at 10:45 PM.

Submitted by:

Jane Davis, Planning Board Secretary
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BOROUGH OF HIGHTSTOWN
‘ PLANNING BOARD

, REORGANIZATION MEETING MINUTES
MONDAY, JANUARY 9, 2023, 7:30 P.M.

| OPEN SESSION |

Bev Asselstine, Chairperson, called the meeting to order at 7:32 p.m. and read the Open Public Meetings Act

statement: “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 as required by law and is posted on
the Hightstown Borough website.”

Flag Salute
Oath of Office

Ms. Asselstine welcomes everybody and swears Mayor Bluth into the Planning Board. Mayor Bluth. Mayor
Bluth swears in all new and returning members, Mr. Musing, Mr. Montferrat, Mr. Morgan & Mr. Cabot,
simultaneously.

Roll Call

Present: Mayor Bluth, Ms. Asselstine, Mr. Laudenberger, Mr. Montferrat, Mr. Morgan, Mr, Musing, Ms.
Watkins, Mr. Yandoli, Mr. Balcewicz, Mr. Cabot

Absent: Mr. Gainey

Also in attendance: Jane Davis, Board Secretary; Michael Herbert, Board Attorney; Carmela Roberts, Board
Engineer; Elaine Clisham, Board Planner.

Approval of Agenda

Ms. Asselstine asks for a motion to approve the Agenda as revised prior to the meeting which included the
removal removing an item from Old Business.

Moved by Mr. Cabot and seconded by Mr. Laudenberger.

Roll Call Vote: Mayor Bluth, Ms. Asselstine, Mr. Laudenberger, Councilmember Montferrat, Mr. Morgan, Mr.
Musing, Ms. Watkins, Mr. Yandoli, Mr. Balcewicz & Mr. Cabot voted yes; Mr. Gainey was absent.

Agenda Approved 10-0 with 1 absence.

Mr. Montferrat comments that the Agenda needs to be revised to include Nominations of Officials -
Chairperson & Vice Chairperson. Ms. Asselstine concurs and the Agenda is voted on again to include
Nomination of Officers.

Moved by Mr. Montferrat and seconded by Ms. Watkins.

Roll Call Vote: Mayor Bluth, Ms. Asselstine, Mr. Laudenberger, Councilmember Montferrat, Mr. Morgan, Mr.
Musing, Ms. Watkins, Mr. Yandoli, Mr. Balcewicz & Mr. Cabot voted yes; Mr. Gainey was absent.

Agenda Approved 10-0 with 1 absence.
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Approval of Minutes

December 12, 2022 — Ms. Asselstine reviews some minor revisions she & Ms. Davis discussed prior to the
meeting.

Moved by Mr. Balcewicz and seconded by Ms. Watkins.

Roll Call Vote: Ms. Asselstine, Ms. Watkins, Mr. Yandoli, Mr. Balcewicz & Mr. Cabot voted yes; Mayor Bluth,
Mr. Laudenberger, Councilmember Montferrat, Mr. Morgan & Mr. Musing abstained; Mr. Gainey was absent.

Minutes Approved 5-0 with 5 abstentions & 1 absence.
Public Comment

There were no members of the public in attendance, Ms. Asselstine opens & closes public comment.
Resolutions

The Board reviews all resolutions and

2023-01 — Meeting Schedule 2023 — Mr. Balcewicz comments on the professional’s ability to attend meetings
that fall on days outside of the typical Monday schedule. There is further discussion, and no revisions are
made to the Resolution.

2023-05 — Planning Board Attorney — Mr. Balcewicz comments that the wording of the 2023 fee schedule
should match the resolution description. Discussion ensues and the revisions are noted.

Motion made to approve all reorganization resolutions (2023-01 through 2023-06) as discussed, by Mr.
Laudenberger and seconded by Mr. Balcewicz.

Roll Call Vote: Mayor Bluth, Ms. Asselstine, Mr. Laudenberger, Councilmember Montferrat, Mr. Morgan, Mr.
Musing, Ms. Watkins, Mr. Yandoli, Mr. Balcewicz & Mr. Cabot voted yes; Mr. Gainey was absent.

Resolutions 10-0 with 1 absence.

Resolution 2023-01
BOROUGH OF HIGHTSTOWN PLANNING BOARD
COUNTY OF MERCER, STATE OF NEW JERSEY
APPROVING THE PLANNING BOARD MEETING SCHEDULE FOR THE YEAR 2023
BE IT RESOLVED by the Planning Board of the Borough of Hightstown that the meetings of the Planning Board for 2023 and for
the first meeting in 2024 will begin at 7:30 p.m. and will be held at the Hightstown Firehouse at 140 North Main Street,
Hightstown, on the following dates.

2023 SCHEDULED MEETING DATES

MONDAY February 13
MONDAY March 13
MONDAY April 10
MONDAY May 8
MONDAY June 12
MONDAY July 10
MONDAY August 14
MONDAY September 11
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TUESDAY October 10

MONDAY November 13
MONDAY December 11
2024 REORGANIZATION MEETING

MONDAY January 8

All relevant documents for scheduled meetings will be made available prior to the meeting at www.hightstownborough.com and
in-person by appointment only at 156 Bank Street, Hightstown.

Resolution 2023-02
BOROUGH OF HIGHTSTOWN PLANNING BOARD
COUNTY OF MERCER, STATE OF NEW JERSEY

DESIGNATING OFFICIAL NEWSPAPERS

BE IT RESOLVED by the Planning Board of the Borough of Hightstown that the Trenton Times and Cranbury Press Windsor-
Hights Herald are hereby designated as the official newspapers for the year 2023.

Resolution 2023-03
BOROUGH OF HIGHTSTOWN PLANNING BOARD
COUNTY OF MERCER, STATE OF NEW JERSEY

APPOINTING PLANNING BOARD SECRETARY
WHEREAS, there exists a need for a Planning Board Secretary for the Borough of Hightstown Planning Board; and

WHEREAS, it is the desire of the Planning Board to appoint Jane Davis to this position; and
NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Borough of Hightstown, as follows:

1. Jane Davis is hereby appointed as Planning Board Secretary for the year 2023 at the rate of $24.72 per hour.
2. A copy of this Resolution shall be placed on file with the Borough Clerk.
3. Anotice of this action shall be published once in an official newspaper of the Borough as required by law.

4. This Resolution is contingent upon the provision of funding in the Borough’s 2023 budget, where funds are
being made available.

Resolution 2023-04
BOROUGH OF HIGHTSTOWN PLANNING BOARD
COUNTY OF MERCER, STATE OF NEW JERSEY

APPOINTING PLANNING BOARD ENGINEER

WHEREAS, there exists a need for engineering services for the Planning Board of the Borough of Hightstown, and

WHEREAS, Carmela Roberts, Roberts Engineering Group, LLC has served in the previous years as both the Borough Engineer
and the Planning Board Engineer, and

WHEREAS, the Planning Board desires the continued services of Ms. Roberts for the 2023 year as the Planning Board Engineer
as stated in her “Hourly Fee Schedule” previously approved by Borough Council.

WHEREAS, this contract is awarded as a “non-fair and open contract” pursuant to and in accordance with the Local Unit Pay-to-
Play Law.

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Borough of Hightstown, as follows:
1. Carmela Roberts is hereby appointed Planning Board Engineer for the 2023 year.
2. A copy of this Resolution shall be placed on file with the Borough Clerk.

3. Anotice of this action shall be published once in an official newspaper of the Borough as required by law.
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4. This Resolution is contingent upon the provision of funding in the Borough’s 2023 budget, where funds are
being made available.

Resolution 2023-05
BOROUGH OF HIGHTSTOWN PLANNING BOARD
COUNTY OF MERCER, STATE OF NEW JERSEY

APPOINTING AND AUTHORIZING AN AGREEMENT FOR PROFESSIONAL LEGAL SERVICES -
PARKER MCCAY P.A.

WHEREAS, there exists the need for specialized legal services for the Planning Board during 2023; and

WHEREAS, it is the desire of Planning Board to appoint Michael W. Herbert, Parker McCay P.A., Hamilton, New Jersey, as
Planning Board Attorney for the year 2023; and

WHEREAS, the cost for the proposed services shall be as stated in the “2023 Professional Services Agreement” as approved by
the Planning Board; and

WHEREAS, funds for this purpose will be made available in the 2023 budget; and,

WHEREAS, the anticipated term of this contract is for the 2023 calendar year, and it may only be renewed upon further action
of the Planning Board; and

WHEREAS, this contract is awarded as a “fair and open contract” pursuant to and in accordance with the Local Unit Pay-to-Play
Law.

NOW, THEREFORE, BE AND IT IS HEREBY RESOLVED, by the Planning Board of the Borough of Hightstown that the Planning
Board Chairman is authorized to execute and the Planning Board Secretary to attest an agreement between the Borough of
Hightstown and Parker McCay P.A,, for professional legal services for the year 2023.

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Borough of Hightstown, as follows:

1. The Chairman and Secretary are hereby authorized and directed to execute an Agreement with Michael W. Herbert,
Esq., Parker McCay P.A., 3840 Quakerbridge Road, Suite 200, Hamilton, New Jersey 08619.

2. This Contract is awarded without competitive bidding as a “Professional Service” under the provisions of the Local
Public Contracts Law, (N.J.S.A. 40A:11-5(a)) as a contract for services to be performed by a person authorized by law to
practice a recognized profession that is regulated by law.

3. A copy of this Resolution and Contract shall be placed on file in the Office of the Borough Clerk.

4. Notice of Adoption of this Resolution should be published in an official Borough newspaper.

2023 PROFESSIONAL SERVICES AGREEMENT
Legal Services - Planning Board

THIS AGREEMENT, made this 9th day of January 2023, by and between the Planning Board of the Borough of Hightstown,
County of Mercer, State of New Jersey, hereinafter referred to as the Planning Board, and Michael W. Herbert, Esq., Parker McCay
P.A., 3840 Quakerbridge Road, Suite 200, Hamilton, New Jersey 08619; and

WHEREAS, the Planning Board requires the services of an Attorney at Law of New Jersey to serve in the capacity of Planning
Board Attorney; and

WHEREAS, the Planning Board has authorized the appointment of Michael W. Herbert, Esq., Parker McCay P.A. 3840
Quakerbridge Rd, Suite 200, Hamilton, New Jersey 08619, to serve as Planning Board Attorney during the Calendar Year 2023,
as memorialized by adoption of Resolution 2023-05.

NOW, THERFORE, BE IT HEREBY AGREED by the Planning Board and the Attorney that the Attorney will perform legal services
for the Board and the Board will compensate the Attorney for such legal services as follows:

1. Attorneys $185.00 per hour
2. Paralegals/Law Clerks $100.00 per hour
3. Meeting Attendance 1-hour minimum

IN WITNESS WHEREOF, the Board and the Attorney have executed this Agreement as of the date first above written.
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Resolution 2023-06
BOROUGH OF HIGHTSTOWN PLANNING BOARD
COUNTY OF MERCER, STATE OF NEW JERSEY

APPOINTING AND AUTHORIZING AN AGREEMENT FOR PROFESSIONAL PLANNING
SERVICES -BRIAN M. SLAUGH

WHEREAS, there exists the need for specialized planning services for the Planning Board during 2023; and

WHEREAS, it is the desire of Planning Board to appoint Brian M. Slaugh, PP, AICP of the firm Clarke Caton Hintz, 100 Barrack
Street, Trenton, New Jersey, as Planning Board Planner for the year 2023; and

WHEREAS, funds for this purpose will be made available in the 2023 budget; and,

WHEREAS, the anticipated term of this contract is for one (1) year, and it may only be renewed upon further action of the
Planning Board; and

WHEREAS, this contract is awarded as a “non fair and open contract” pursuant to and in accordance with the Local Unit Pay-to-
Play Law.

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Borough of Hightstown, as follows:

1. Brian M. Slaugh is hereby appointed Planning Board Planner for the 2023 year.
2. A copy of this Resolution shall be placed on file with the Borough Clerk.
3. Anotice of this action shall be published once in an official newspaper of the Borough as required by law.

4. This Resolution is contingent upon the provision of funding in the Borough’s 2023 budget, where funds are
being made available.

Motion made to approve all reorganization resolutions (2023-01 through 2023-06) as discussed by Mr.
Laudenberger and seconded by Mr. Balcewicz.

Roll Call Vote: Mayor Bluth, Ms. Asselstine, Mr. Laudenberger, Councilmember Montferrat, Mr. Morgan, Mr.
Musing, Ms. Watkins, Mr. Yandoli, Mr. Balcewicz & Mr. Cabot voted yes; Mr. Gainey was absent.

Resolutions 10-0 with 1 absence.
Public Comment

There were no members of the public in attendance, Ms. Asselstine opens & closes public comment.
Nominate Officers

Chairperson — Ms. Asselstine opens the floor to nominations for Chairperson of the Planning Board for the
year of 2023.

Mr. Cabot nominates Ms. Asselstine, seconded by Ms. Watkins. Mr. Balcewicz moves to close
nominations.

Roll Call Vote: Mayor Bluth, Mr. Laudenberger, Councilmember Montferrat, Mr. Morgan, Mr. Musing, Ms.
Watkins, Mr. Yandoli, Mr. Balcewicz & Mr. Cabot voted yes; Ms. Asselstine abstained; Mr. Gainey was absent.

Chairperson Agenda Approved 9-0 with 1 abstention & 1 absence.

Vice Chairperson — Ms. Asselstine opens nominations for Vice-Chairperson of the Planning Board for the
year of 2023.
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Ms. Watkins nominates Mr. Laudenberger, seconded by Ms. Asselstine and closes nominations.

Roll Call Vote: Mayor Bluth, Ms. Asselstine; Mr. Laudenberger, Councilmember Montferrat, Mr. Morgan, Mr.
Musing, Ms. Watkins, Mr. Yandoli, Mr. Balcewicz & Mr. Cabot voted yes; Mr. Laudenberger abstained; Mr.
Gainey was absent.

Agenda Approved 9-0 with 1 abstention & 1 absence.
Subcommittee Appointments

Ms. Asselstine suggests forming a subcommittee for the Master Plan which is set to be reexamined in 2024
after giving an overview of the goals for the next couple of years . She also suggests that the Affordable
Housing subcommittee moves to an ad hoc committee and continue to maintain an ad hoc Ordinance
Committee.

Architectural Review Committee — John Laudenberger, Jane Davis & George Chin will continue as needed,
and Mr. Gainey will be asked if he’d like to continue as a part of this committee.

Cannabis Subcommittee — John Laudenberger, Beth Watkins & Joe Balcewicz will continue.
Master Plan Subcommittee — Ms. Asselstine & Mr. Yandoli volunteer.

Mr. Balcewicz discusses last background of the previous reexaminations. Ms. Asselstine suggests that a
bottoms up Master Plan Reexamination be considered due to the extended time period since the last
complete reexamination and how much has changed since then. Mr. Balcewicz asks if the Board is
required to do a complete reexamination in lieu of the committee writing a draft to be reviewed by the
professionals. There is further discussion. Mr. Herbert explains that there isn’t a requirement to start
new, but just a reexamination. The Master Plan serves as a guide not a rule, but it can be used, for
example, when looking at a use variance or other variance application.

Historical Preservation Commission — Mr. Cabot will continue. And notes that they are looking for a new
Chair.

Environmental Commission — Mr. Laudenberger will continue.
Old Business

Affordable Housing Plan — Ms. Asselstine introduces Ms. Clisham, to discuss the Affordable housing DRAFT
dated January 9, 2022. Ms. Clisham confirms that the only comments received from Ms. Asselstine have been
addressed. Ms. She goes on to explain additional background of Affordable Housing, locations being rezoned
and the need to annually appoint an affordable housing municipal liaison. Discussion ensues regarding the
timeline for the hearing and adoption process. The goal is to have a draft of the Appendices in February,
present it to Council in March and hold the hearing at the April Planning Board meeting. Mr. Balcewicz asks
about the possibility of imposing Affordable housing requirements on the Rug Mill property. Mr.
Laudenberger inquires if anyone is interested in looking at the existing Hightstown Housing Authority as a
part of the affordable housing requirements since the 105 units would cover the entire obligation. There is
discussion that no such documentation to prove that it meets the obligation exists. Ms. Asselstine thinks that
it is worth investigating further for the next round of obligations.
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New Business
No new business
Committee and Professional Reports

Ms. Roberts — Announces that there will be lighted pedestrian activated crosswalk signal at Stockton Street
& Oak Lane and Broad Street & Franklin Street intersections.

Mr. Yandoli inquires if anything is being done about the intersection at Mercer Street & West Ward Street.
Chairman and Board Member Comments

Mr. Balcewicz comments on the Planning Boards ability to produce minutes in an efficient manner, typically
at the next meeting. He also asks for supporting meeting materials documents to be forwarded to the Board
in a timely manner.

There being no further business, Ms. Asselstine asks for a motion to adjourn. Motion made Councilmember
Montferrat. All ayes. Meeting adjourned at 8:40 PM.

Respectively Submitted by:

Jane Davis, Planning Board Secretary
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INTRODUCTION AND EXECUTIVE SUMMARY

The Borough Council of Hightstown first directed the Planning Board on
March 21, 2023 to conduct a study to determine whether the area known
as Block 28, Lots 48-55, qualified as an Area in Need of Condemnation
Redevelopment. This action was memorialized in Resolution 2023-69),
adopted pursuant to the criteria established at N.J.S.A. 40A:12A-1 et seq.,
known as the “Local Redevelopment and Housing Law” (LRHL). However
at a later date, the Borough Council amended its directive to limit the
study to only the status of non-condemnation in Resolution 2022-214,
which was adopted on November 77, 2022. The two resolutions are found
in Appendix A. This means that on further reflection, the Council as a
whole determined that condemnation was not necessary to achieve the
objectives that might be gained from a redevelopment designation of
these properties in the Study Area. Legally, the power of eminent domain
cannot be used in any area proposed for redevelopment via the study,
otherwise known as the Preliminary Investigation.

Subsequent to the Borough Council resolution, the Planning Board
directed the Borough Planner to undertake such a study that has resulted
in this report. It provides an examination of the existing conditions of the
study area, written descriptions and data analysis. The information
gathered is compared to the criteria contained within the LRHL and,
based on that comparison, a recommendation is made as to whether it
should be formally identified as an Area in Need of Non-Condemnation
Redevelopment (ANR).

The Study Area is being investigated as an expansion of Sub-Area 3 of the
Main Street Redevelopment Area, which had previously been established
by the Hightstown Borough Council in 2004. The Study Area is
comprised of a series of lots located on the east side of Main Street (or S.
Main Street) and west of Peddie Lake, directly south of the municipal
parking lot at the new pedestrian bridge over the Rocky Brook at the
outfall of the lake. The municipal parking lot and park are located on
Block 28, Lots 56-57, comprising 0.74 acres.

The following table lists the key for the study area map on page 3, the
owner’s name, address of the property, block and lots, and spatial area
that comprise the study area.

NJ LHRL:
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.

Block 28, Lots 48-55 Study Area: Preliminary Investigation
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Table 1. Tax Parcels in the Study Area.

Map
Key Owner Address Block | Lot(s) | Acreage
131-133 S. Main St. 48 0.09
1 First Baptist Church 125 5. Main St. 28 9 205
2 TG Acquisitions, LLC | 105 Main St. 28 51, 52, 53 1.33
101-103 Main St. 54 0.25
3 Lakeside 101, LLC - 28
99 Main St. 55 0.13

In total the expansion of the Phase III Main Street study area equals 3.85 acres.

STATUTORY AUTHORITY AND PROCESS

Under the LHRL, municipalities are empowered to determine whether an area is in need of
redevelopment, to adopt a redevelopment plan, and to implement and carry out redevelopment
projects by following the statutorily defined process set forth in the LHRL (see sidebar, prior
page). This process may result in the adoption of a redevelopment plan, which is a new set of
development concepts, land use and potentially specific development regulations, along with
the ability to offer enhanced fiscal tools that may act as incentives to prospective redevelopers.
Ultimately, it is a means to lay the groundwork for redevelopment that benefits both the public
and private interests.

STUDY AREA DESCRIPTION

The Main Street Redevelopment Area established in 2004 was located in three distinction
areas. Sub-Area 1 consisted of the land fronting on the south side of Bank Street between N.
Academy and N. Main Streets. Which was later expanded to the north side of Bank Street in
2018. Sub-Area 2 was most of the west side of S. Academy Street between Rogers and Railroad
Avenues. Sub-Area 3 includes the block bounded by Railroad and Rogers Avenues, Stockton
Street, and Mercer/S. Main Street, as well as the aforementioned municipal parking lots on
the east side of S. Main Street. Study Area is located on the south side of the existing Sub-Area
3 of the Main Street Redevelopment Area which presently consists of the municipal parking
lots at the outfall of Peddie Lake. The Study Area examining the proposed redevelopment
area expansion consists of the properties that make up the Tavern on the Lake eating and
drinking establishment, the former Wells Fargo Bank and the First Baptist Church of
Hightstown, as well as the public walkways along Peddie Lake. These sites occupy the land
between Main Street and Peddie Lake and are the subject of the 2015 Vision Plan and Lakefront
Improvements Amendment to the Borough’s Master Plan.

Block 28, Lots 48-55 Study Area: Preliminary Investigation
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ENVIRONMENTAL CONSTRAINTS

The properties in the Study Area are affected by flood hazard areas and riparian buffers
associated with Peddie Lake, which lies along its eastern edge. Additionally, a State endangered
species habitat (the wood turtle) is identified along the lake and within the wooded areas
adjacent to it. The First Baptist Church’s property, which is mostly undeveloped along the lake
front, cannot be effectively developed within 150 feet of the edge of the lake, which is the
riparian buffer depth. Since Tavern on the Lake and the former Wells Fargo Bank properties
have significant impervious surfaces in the riparian buffer area, permitting with NJDEP is
expected to focus on reducing imperious surface areas but not to prevent the redevelopment
of the property. A 150-foot wide riparian buffer line has been introduced on the Main Street
Redevelopment Plan exhibit preceding this page.

Below are the flood hazard areas from the NJ GeoWeb on-line resource which depicts the
Floodway as striped in blue and pink, the Flood Hazard Area (100-year flood hazard) in blue
and the 500-year flood hazard in tan.

FLOOD HAZARD AREAS IN STUDY AREA
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As can be seen, Lots 54 and 55, which comprise the Tavern on the Lake property, are almost
entirely located in the 100-year flood hazard area and the rear loading area is in the more
hazardous floodway zone. Conversely, only small portions of the former Wells Fargo property
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and the First Baptist Church lots are affected by the flood hazard designations. These
delineations are approximate and would need to be verified by site-specific surveying and
calculations.

2015 VISION PLAN AND LAKEFRONT IMPROVEMENTS AMENDMENT

The main purpose of the redevelopment designation is to facilitate the municipality’s vision
for the Peddie Lake waterfront in the core of the downtown retail area. This was articulated in
the 2015 Vision Plan and Lakefront Improvements Amendment to the Master Plan and
followed from the 2014 Master Amendment and Reexamination Report. The report
established this goal for the Study Area:

“Preserve, protect and enhance Peddie Lake, its environs and open space corridors as valuable
natural resources within the central downtown business district. Ultimately removing the
parking lot from Memorial Park would be an improvement to Peddie Lake and the downtown
as a whole. Businesses that abut the lake and take advantage of the wonderful view should
help maintain an enjoyable environment along the lake edge for the public at large; it’s in
their best interest that this area remain desirable.” (2014 Re-Examination Report, p. 13)

The goal is based on making the downtown a destination for people that live outside of
Hightstown because the population base is too small to support the night time vibrancy desired
as a policy objective. An illustrative concept plan was developed to convey these ideas in
graphic form, which is depicted below:

i Ex
I ‘%’_ Bank S <

—
¥
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The environmental constraints and the preliminary
investigation of the conditions in the Study Area
will require modification of some of the concepts
originally envisioned for the redevelopment of Sub-
Area 3, which will be addressed in a subsequent
Redevelopment Plan.

REDEVELOPMENT DEFINED
Redevelopment is defined in the LHRL as:

Clearance, replanning [sic], development and
redevelopment; the conservation and rehabilitation
of any structure or improvement, the construction
and provision for construction of residential,
commercial, industrial, public or other structures
and the grant or dedication of spaces as may be
appropriate or necessary in the interest of the
general welfare for streets, parks, playgrounds, or
other public purposes, including recreational and
other facilities incidental or appurtenant thereto,
in accordance with a redevelopment plan.
[N.J.S.A. 40A:12A-3]

APPLICATION OF REDEVELOPMENT
CRITERIA TO THE STUDY AREA

Criteria set forth in the LRHL at N.J.S.A. 40A:12A-
5 provides the basis for the determination of an
Area in Need of Redevelopment. Although there
are a variety of factors that could apply to particular
properties in a study area, an area qualifies as being
in need of redevelopment if it meets at least one of
the eight statutory criteria, listed in the sidebar to
the right and the following page. These criteria are
commonly identified by the letter (a-h)
corresponding to the paragraphs of Section 5 of the
LRHL. They relate to the impact of a particular area
on public health, safety and welfare, primarily
through conditions of deterioration, obsolescence,
vacancy, title, ownership, destruction by fire or
natural disaster and long-standing unimproved
conditions not amenable to private sector

Redevelopment Criteria “a” through “d”
(N.J.S.A. 40A:12A-5)

a. The generality of buildings is
substandard, unsafe, unsanitary,
dilapidated, or obsolescent, or possess
any of such characteristics, or are so
lacking in light, air, or space, as to be
conducive to unwholesome living or
working conditions.

b. The discontinuance of the use of a
building or buildings previously used
for commercial, retail, shopping malls
or plazas, office parks, manufacturing,
or industrial purposes; the
abandonment of such building or
buildings; significant vacancies of
such building or buildings for at least
two consecutive years; or the same
being allowed to fall into so great a
state of disrepair as to be untenantable
[sic].

c. Land that is owned by the
municipality, the county, a local
housing authority, redevelopment
agency, or redevelopment entity, or
unimproved land that has remained
so for a period of ten years prior to
adoption of the resolution, and that by

reason of its location, remoteness, lack

of means of access to developed
sections or portions of the

municipality, or topography, or nature
of the soil, is not likely to be developed
through the instrumentality of private
capital.

d. Areas with buildings or improvements
which, by reason of dilapidation,
obsolescence, overcrowding, faulty
arrangement or design, lack of
ventilation, light and sanitary
facilities, excessive land coverage,
deleterious land use or obsolete
layout, or any combination of these or
other factors, are detrimental to the
safety, health, morals, or welfare of
the community.

Block 28, Lots 48-55 Study Area: Preliminary Investigation
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investment. The absence of any use of the land and
an area’s relationship to an Urban Enterprise Zone
or “smart growth” regions are also addressed in the
criteria.

Some lots within the Study Area exhibit conditions
that meet a number of the statutory criteria as
described below:

CRITERION “B”

Criterion “b” was amended in 2019 to address the
lingering effects of the Great Recession and the
growing obsolescence of shopping centers and
office or industrial parks in New Jersey to lend
themselves to easier repurposing for new uses.
Arguably this has led to the “warehousing” of New
Jersey at least in built up areas.

Block 28, Lots 51-53, which constitute the former
Wells Fargo Bank property, has been vacant for
more than two years. The building was originally
constructed as bank in the 1920’s, judging from
the architecture of the front facade, and was
significantly added onto in the rear sometime in
the last 30 years, including the addition of drive-
thru lanes. However, the advent of on-line
banking, direct deposit of payroll into employees’
accounts, and the rise of non-bank financial
companies and products has led to a much lower
demand for bricks and mortar banks. Since the
branch closed more than two years ago, it meets
the eligibility Criterion “b”.

Criterion “b” does not apply to either the First
Baptist Church or to the Tavern on the Lake.

CRITERION “D”

Redevelopment Criteria “e” through
“h” (NJ.S.A. 40A:12A-5)

. A growing lack or total lack of proper

utilization of areas caused by the
condition of the title, diverse ownership
of the real properties therein or other
similar conditions which impede land
assemblage or discourage the
undertaking of improvements, resulting
in a stagnant and unproductive
condition of land potentially useful and
valuable for contributing to and serving
the public health, safety and welfare,
which condition is presumed to be
having a negative social or economic
impact or otherwise being detrimental
to the safety, health, morals, or welfare
of the surrounding area or the
community in general.

Areas, in excess of five contiguous
acres, whereon buildings or
improvements have been destroyed,
consumed by fire, demolished or altered
by the action of storm, fire, cyclone,
tornado, earthquake or other casualty in
such a way that the aggregate assessed
value of the area has been materially
depreciated.

. In any municipality in which an

enterprise zone has been designated
pursuant to the “New Jersey Urban
Enterprise Zones Act,” P.L. 1983, c.303
(C.52:27H-60 et seq.) (subject to limited
redevelopment powers)

. The designation of the delineated area is

consistent with smart growth planning
principles adopted pursuant to law or
regulation.

A portion of Block 28 specifically meets the “d” criterion since, “Areas with buildings or
improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty arrangement or
design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious land use or
obsolete layout, or any combination of these or other factors, are detrimental to the safety, health,

morals, or welfare of the community.”

Block 28, Lots 48-55 Study Area: Preliminary Investigation
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The former Wells Fargo Bank property is a prime example of the growing obsolescence of this
land use. As noted in the discussion in the section on Criterion “b”, the necessity for bank
branches has been lowered due to the rise of on-line banking, the development of new services
from digital banking services, to new payment services, and non-bank financial transactions
and financial products, including the lessened need for the use of physical cash in the
economy. News reports indicated that 2,927 bank branches were closed in 2021 in the U.S.
and that Wells Fargo had the largest number at 267". In addition, projections of the number
of physical bank branches indicate a steep decline to as few as 15,700 by 20302, compared to
72,166 FIDC bank branches operating at the end of 20213.

The property has been configured for use as a retail bank as can be seen in the photo below:

.,,/
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Recent Aerial of Study Area (Source: Bing Maps)

On the exterior, the layout of the parking lot has excessive lot coverage and a lack of vegetative
cover immediately adjacent to a water body that harbors a threatened species, the wood turtle.
The drive-thru lanes are at an approximate 45-degree angle to the main parking lot and there
is no interconnection between them. It is common for customers with complex transactions
or questions to be asked to stop inside the bank office itself. This arrangement would have
required such customers to exit the bank property by vehicle to Main Street and then re-enter
the property to the main parking lot to continue their business inside the bank. The original

1 https://www.cnbc.com/2022/01/21/banks-close-record-number-of-branches-in-2021-led-by-wells-
fargo.html accessed January 9, 2023.

2 - https://thefinancialbrand.com/news/banking-branch-transformation/research-bank-branches-
closed-trend-challenger-online-109762/, accessed January 9, 2023

3 - https://banks.data.fdic.gov/explore/historical, accessed January 9, 2023
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design itself is faulty. While there is an opening in the curb as can be seen in the photograph
below, this opening is not wide enough, nor designed for, vehicular travel. Most likely it is
intended to allow for stormwater to pass through.

This  picture also
demonstrates the
narrowness and lack
of a bypass lane
around the drive-thru
facility. Bypass lanes
allow for a driver to
leave the facility after
| deciding to no longer
use the drive thru,
often after waiting for
an extended period of
time. Further, a
bypass could also be
used to permit the
delivery of supplies to
the bank or to the
Tavern on the Lake.
Instead, as the picture on the prior page attests, trucks must navigate several 9o° degree turns
through the rear parking lot to access the southern driveway to the bank property and exit the
site. In general, truck traffic should not be routed through parking aisles. A different parking
lot and drive thru design could have avoided these mistakes. These site layout problems add
to the obsolete nature of the property and affect its potential for adaptive reuse of the building.

The site has excessive driveways and driveway widths onto S. Main Street. The main parking
lot has a width of 40 feet for two-way traffic. The southern driveway, which provides access to
the drive-thru area, rear parking area, and serves as the exit for delivery trucks and drivers using
one of the exits from the municipal parking lot, is 29 feet. Typically, one driveway of 25 feet is
required.

The building consisting of two readily discernible sections. The original bank building which
appears to date from the 1920’s and has a stone pilaster, cornerstone, base and pediment, with
a buff colored brick infill, symmetrical and facing Main Street. While a single story space in
the front, it has a two-story height, which was a common means of designing a building to look
monumental and substantial, an ideal for bank buildings. The second part is an addition,
which suggests it was constructed in the 1980’s, mainly due to the use of smoked or colored
glass, bronzed anodized aluminum storefront sash and strongly framed window openings.
Inside a portion of the first floor of the original building was removed and supported by steel
columns to hold a mezzanine on the second floor. It created an open office on the ground
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floor past the lobby (see photographs next page). The rest of the building is a series of offices
and conferences rooms, but on different levels upstairs because of the mismatch in floor
heights between the original mezzanine and the addition. Accordingly, the building is not
tully ADA accessible and it would be difficult from a design standard to adapt it to be so, setting
aside the expense it would require.

Bank Lobby with Tennessee marble and
Reduced Ceiling Height

Columns Obstruct Pedestrian Flow

Kitchenette on Second Floor at Different Level
than Addition Level
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Lastly, the mechanical systems are located in a partial basement area that is
compartmentalized. Access to the systems is down narrow stairs and the existing systems
must have been hand carried and assembled piecemeal. Whether modern systems could be
placed in the same area under the same scenario is an open question.

Given the design, construction and layout of the building and the site there is little remedy to
these problems short of wholly renovating the entire building or replacing the facility and
reconstructing the site’s environs. Consequently, both the site and the building exhibit
substandard and obsolete characteristics sufficient to satisfy Criterion ‘d’. Reuse of the
property for banking purposes, with the significant contraction in the retail portion of this
economic sector seems highly unlikely and without a redevelopment designation, the ability to
attract a high quality redevelopment of the site to a new use in line with the Borough’s vision
will be in jeopardy. The alternative is for the site to sit vacant and become a deteriorating
eyesore in the core area of the downtown, which will be a significant detriment to the entire
Main Street Redevelopment Area.

Criterion “d” does not apply to either the First Baptist Church or the Tavern on the Lake sites.

CRITERION *“H”

“Smart Growth” principles are embodied in the New Jersey State Development and
Redevelopment Plan adopted on March 1, 2001 by the State Planning Commission pursuant
to the State Planning Act (N.J.S.A. 52:18A-196 et seq.). Hightstown Borough has been a
designated town center placed within Planning Area 2. Centers have been designated by the
State Planning Commission as “Smart Growth Areas”. Smart Growth Areas have been
codified in the lending criteria for the NJ Housing Mortgage Finance Agency, infrastructure
development by the Board of Public Utilities and in the expedited permit review allowed under
the NJ Department of Environmental Protection in smart growth areas (N.J.S.A. 13:1D-144).

The State Plan contains policies that are related to redevelopment and this study. For example,
Policy 1: Revitalize the State’s Cities and Towns, recommends to, “Leverage private
investments in jobs and housing.” Policy 3: Promote Economic Growth, Development and
Renewal for All, suggests, “Retain and expand businesses, and encourage new,
environmentally sustainable businesses in Centers and areas with infrastructure.”s These
policies can be implemented best through the redevelopment plan process.

The State Planning Commission recommends that the response to these policy objectives lies
with:

Capitaliz[ing] on the opportunities for redevelopment in Centers afforded by redevelopment
laws and brownfield redevelopment programs. Establish and maintain a publicly

4 - NJ State Development and Redevelopment Plan, p. 25
5 - ibid. p. 51
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accessible inventory of sites recommended for redevelopment.©

The designation of this Study Area as an area in need of redevelopment is consistent with the
State Development and Redevelopment Plan’s objectives.

The Office of Planning Advocacy, staff to the State Planning Commission, describes Smart
Growth as follows:

Smart Growth is the term used to describe well-planned, well-managed growth that adds
new homes and creates new jobs, while preserving open space, farmland, and environmental
resources. Smart Growth supports livable neighborhoods with a variety of housing types,
price ranges and multi-modal forms of transportation. Smart Growth is an approach to
land-use planning that targets the State’s resources and funding in ways that enhance the
quality of life for residents in New Jersey. Smart Growth principles include mixed-use
development, walkable town centers and neighborhoods, mass transit accessibility,
sustainable economic and social development and preserved green space.”

Redevelopment of this Study Area as well as the existing Sub-Area provides the opportunity to
further the following smart growth principles: (1) future development directed to Centers with
existing infrastructure; (2), creation of livable and walkable neighborhoods with a variety of
housing types and price ranges; and (3), community and stakeholder collaboration in
development decision making.

The designation of the Study Area to expand the boundaries of the Main Street Sub-Area 3
demonstrates that positive outcomes can occur from its redevelopment. These parcels can
contribute in important ways to the larger redevelopment potential of other areas in downtown
Hightstown. Consequently, the redevelopment will further the objectives of Smart Growth
development, which is supported by many policies at the state and local level.

While Criterion “h” is not by itself sufficient to designate the Study Area as an Area in Need of
Redevelopment, it provides a supporting role to the LRHL definition of a “redevelopment area”
or an “area in need of redevelopment”. Criterion “h” applies to all of the property in the Study
Area.

RECOMMENDATION

This report and appendices constitutes the preparation of a preliminary investigation for
determining an Area in Need of Non-Condemnation Redevelopment as directed by the
Borough Council of Hightstown Borough. Itis the conclusion of this preliminary investigation
that three of the properties within the Study Area qualify under the criteria set forth at N.J.S.A.
40A:12A-T et seq., to be designated as an Area in Need of Non-Redevelopment, namely Lots 51,

6 - ibid. p. 194
7 - www.nj.gov/dca/osg/smart/index.shtml
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52 and 53 in Block 28 on the tax assessment maps of the municipality. The Study Area satisfies
criteria “b”, “d” and “h” for a number of qualifying reasons and its necessary inclusion in the
Main Street Redevelopment: Sub-Area 3 -Redevelopment Area, in order to ensure that the
Borough'’s goals and objectives for redevelopment may be met.
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SUBSEQUENT PROCEDURAL STEPS

PUBLIC HEARING

Upon receipt of this preliminary investigation, the
Planning Board is required to hold a public hearing.
Notices for the hearing are required to be published
in the newspaper of record in the municipality once
each week for two consecutive weeks, with the last
publication no sooner than 1o days from the hearing.
A copy of the notice is required to be mailed to the
last owner of record of each property within the
proposed Redevelopment Area. The newspaper
notice must be published in the official newspaper of
the municipality.

PLANNING BOARD RECOMMENDATION
TO BOROUGH COUNCIL

Once the hearing has been completed, the Planning
Board makes a recommendation to the Borough
Council that the delineated area, or any part of such
an area, should or should not be determined to be an
The Borough
Council may then adopt a resolution determining
that the portion, is a
Redevelopment Area. Notice of such determination
is then sent to each objector who has sent in a written
objection and the Commissioner of the NJ
Department of Community Affairs.

Area in Need of Redevelopment.

delineated area, or

REDEVELOPMENT PLAN

If so designated by the Borough, the next action
would be the addition of the parcel to the existing
Bank Street Redevelopment Plan. An amendment to
the Redevelopment Plan is adopted by ordinance by
the Borough Council before any project is initiated.
The Redevelopment Plan should be
substantially consistent with the municipal master
plan or designed to effectuate the master plan.

either

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 improve-
ments.

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.J.S.A. 40:55D-I et seq.
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APPENDIX A: RESOLUTIONS 2022-069 AND 2022-214

Request for preliminary investigation to be undertaken by the Planning Board
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Resolution 2022-69

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

RESOLUTION OF THE BOROUGH OF HIGHTSTOWN, IN THE COUNTY OF
MERCER, AUTHORIZING AND DIRECTING THE BOROUGH PLANNING BOARD
TO DETERMINE WHETHER CERTAIN PROPERTY CONSTITUTES AN AREA IN
NEED OF REDEVELOPMENT

WHEREAS, pursuant to the New Jersey Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et
seq. (the “Redevelopment Law™), municipalities may undertake studies to determine whether certain properties
should be designated as an ““area in need of redevelopment™; and

WHEREAS, at the February 14, 2022 meeting of the Borough’s Planning Board (the “Planning Board™),
the Planning Board discussed the proposed Master Plan amendment Visioning for Downtown and Lakeside
Improvements and Downtown Redevelopment Area, Phase 3; and

WHEREAS, among other things, the Planning Board noted that there is growing interest in developing
other parts. of the Borough’s downtown area as progress is made in the redevelopment of the Rug Mill
Redevelopment Area on the western side of Main Street; and

WHEREAS, based on that discussion, the Planning Board recommended that the Borough Council
consider the expansion of the previously designated Downtown Redevelopment Area, Phase 3 to include additional
lots on the eastern side of Main Street and the associated Peddie Lake Shoreline, including the parcels designated as
Block 28, Lots 48 through 55 on the Borough’s tax maps (collectively, the “Study Area™); and

WHEREAS, the Borough desires to authorize and direct the Planning Board to undertake a preliminary
investigation to determine whether the Study Area meets criteria for designation as an area in need of redevelopment
set forth in the Redevelopment Law; and

WHEREAS, if the Study Area is determined to meet the criteria for designation as an area in need of
redevelopment and the Borough so designates the Study Area, then the Borough shall be authorized to use all the
powers provided under the Redevelopment Law for use in a redevelopment area, including the power of eminent
domain.

NOW, THEREFORE, BE AND IT IS HEREBY RESOLVED 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 Planning Board is authorized and directed to undertake a preliminary investigation
and conduct a public hearing to determine whether the Study Area meets criteria necessary for designation as an
area in need of redevelopment under the Redevelopment Law and, if the Study Area so qualifies, to recommend
whether it should be so designated.

Section 3. In the event the governing body shalt designate the Study Area as a redevelopment area,
the Borough shall be authorized to use all the powers provided under the Redevelopment Law for use in a
redevelopment area, including the power of eminent domain.



Section 4. A copy of this resolution shall be forwarded to the Secretary of the Planning Board for
action consistent herewith. '

Section 5. This resolution shall take effect immediately.

CERTIFICATION

I hereby certify the foregoing to be a true copy of a resolution adopted by the Borough Council at a meeting held on March 21, 2022,

— YV éﬁ@f@@ S

Marggret ngg
ugh Clerk

4871-6404-2774, v. 1



Resolution 2022-214

BOROUGH OF HIGHTSTOWN
COUNTY OF MERCER
STATE OF NEW JERSEY

AMENDING RESOLUTION 2022-069

WHEREAS, on March 21, 2022, Hightstown Borough Council adopted Resolution 2022-
069 titled Resolution of the Borough of Hightstown, in the County of Mercer, Authorizing and
Directing the Borough Planning Board to Determine Whether Certain Property Constitutes and
Area in Need of Redevelopment; and

WHEREAS, Council wishes to amend Resolution 2022-069 to include non-condemnation
language; and

WHEREAS, Resolution 2022-069 is amended to read as follows:

WHEREAS, pursuant to the New Jersey Local Redevelopment and Housing Law,
N.J.S.A. 40A:12A-1 et seq. (the “Redevelopment Law’), municipalities may undertake studies to
determine whether certain properties should be designated as an “area in need of redevelopment”;
and

WHEREAS, at the February 14, 2022 meeting of the Borough’s Planning Board (the
“Planning Board”), the Planning Board discussed the proposed Master Plan amendment Visioning
for Downtown and Lakeside Improvements and Downtown Redevelopment Area, Phase 3; and

WHEREAS, among other things, the Planning Board noted that there is growing interest
in developing other parts of the Borough’s downtown area as progress is made in the
redevelopment of the Rug Mill Redevelopment Area on the western side of Main Street; and

WHEREAS, based on that discussion, the Planning Board recommended that the Borough
Council consider the expansion of the previously designated Downtown Redevelopment Area,
Phase 3 to include additional lots on the eastern side of Main Street and the associated Peddie Lake
Shoreline, including the parcels designated as Block 28, Lots 48 through 55 on the Borough’s tax
maps (collectively, the “Study Area”); and

WHEREAS, the Borough desires to authorize and direct the Planning Board to undertake
a preliminary investigation to determine whether the Study Area meets criteria for designation as
an area in need of redevelopment set forth in the Redevelopment Law; and

WHEREAS, if the Study Area is determined to meet the criteria for designation as an area
in need of redevelopment and the Borough so designates the Study Area, then the Borough shall
be authorized to use all the powers provided under the Redevelopment Law for use in a
redevelopment area, excepting the power of eminent domain.



NOW, THEREFORE, BE AND IT IS HEREBY RESOLVED 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 Planning Board is authorized and directed to undertake a preliminary
investigation and conduct a public hearing to determine whether the Study Area meets criteria
necessary for designation as an area in need of redevelopment under the Redevelopment Law and,
if the Study Area so qualifies, to recommend whether it should be so designated.

Section 3. In the event the governing body shall designate the Study Area as a
redevelopment area, the Borough shall be authorized to use all the powers provided under the
Redevelopment Law for use in a redevelopment area, excepting the power of eminent domain.

Section 4. A copy of this resolution shall be forwarded to the Secretary of the Planning
Board for action consistent herewith.

Section 5. This resolution shall take effect immediately.

CERTIFICATION

I hereby certify the foregoing to be a true copy of a resolution adopted by the Borough Council at a meeting held on
November 7, 2022.

—anganes Quge

:'\'
Margaréf Riggio NN
Borough Clerk




APPENDIX B: RESOLUTION 2023-___

Resolution of findings by the Planning Board and recommendation to Borough
Council
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APPENDIX C: RESOLUTION 2023-___

Resolution of the Borough Council on the recommendation of Planning Board and
establishment of the redevelopment area.
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February 2, 2023

Mayor and Council Planning Board

Borough of Hightstown Borough of Hightstown

156 Bank Street 156 Bank Street

Hightstown, New Jersey 08520 Hightstown, New Jersey 08520
Environmental Commission Complete Streets Committee
Borough of Hightstown Borough of Hightstown

156 Bank Street 156 Bank Street

Hightstown, New Jersey 08520 Hightstown, New Jersey 08520
Re: Improvements to Orchard Avenue, Meadow Drive,

Clover Lane, and South Main Street
Borough of Hightstown, Mercer County, New Jersey
Our File No.: H1804

Dear Mayor, Council, Planning Board, Environmental Commission, and Committee:
Enclosed with this letter, please find the following:
1. One (1) copy of an Engineer’s Estimated dated February 1, 2023.

2. One (1) digital copy of a plan entitled, “Overall Road Improvements Plan, Improvements to
Orchard Avenue, Meadow Drive, Clover Lane, and South Main Street, Borough of
Hightstown, Mercer County, New Jersey, dated February 1, 2023.”

3. One (1) digital copy of a set of plans entitled, “Improvements to Orchard Avenue, Meadow
Drive, Clover Lane, and South Main Street, Borough of Hightstown, Mercer County, New
Jersey, dated February 1, 2023.” The set consists of 19 sheets.

* Please note hard copies of the enclosed plan set can be provided upon request.

As you know, the Borough has received NJDOT funding in the amount of $500,000.00 for improvements
to Orchard Avenue, Meadow Drive, Clover Lane, and South Main Street (C.R. 539). The requested grant
amount was $1,165,000.00. Additionally, water and sewer costs were anticipated to require an
additional $507,000 for a total estimated cost of $1,672,000. As a result, Council requested that the
proposed sidewalk be eliminated from Orchard Avenue, Meadow Drive, and Clover Lane in an effort to
reduce costs by approximately $170,000.

The enclosed Engineer’s Estimate shows an approximate construction cost of $1,360,753. Of the total
$1,360,753, $951,453 is for capital improvements and $409,300 is for water and sewer
improvements. We reduced the estimated capital costs by approximately $215,000 and further reduced
water/sewer costs by approximately $100,000 for a total cost savings of approximately $315,000 in
keeping with Council’s direction.

The proposed improvements on Orchard Avenue, Meadow Drive and Clover Lane include limited
sidewalk improvements to deteriorated existing sidewalk, replacement of deteriorated curb,
replacement of existing orangeburg sanitary laterals, replacement of a portion of water main which has
had a number of recent breaks, stormwater improvements, pavement base repairs, milling and paving,
and other incidentals.



Improvements to Orchard Avenue, Meadow Drive,
Clover Lane, and South Main Street

Borough of Hightstown, Mercer County, New Jersey
Our File No.: H1804

Page 2 of 2

The proposed improvements at South Main Street will include curb and sidewalk in order to provide a
continuous pedestrian access route to the Bo