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Preface 
 

The Redevelopment Plan is the culmination of a process that began on April 12, 2004 when the Township Council 

unanimously passed Resolution 2004-R096 authorizing the Planning Board to conduct the necessary preliminary 

investigation to determine whether the proposed study area surrounding the Princeton Junction Train Station is or is not 

an area in need of redevelopment under the criteria set forth in N.J.S.A. 40A:12A-1 et seq. 

 

The Planning Board adopted the Princeton Junction Redevelopment Study Area Determination of Need resolution on 

November 2, 2005 recommending that the proposed study area be designated as an area in need of redevelopment. On 

December 19, 2005 the Township Council approved resolution 2005-R285 affirming that the proposed study area is 

hereby designated as an area in need of redevelopment pursuant to N.J.S.A. 40A:12A-6b(5). RMJM Hillier was 

retained in November, 2006 to initiate the drafting of a redevelopment plan.  Following numerous public meetings and 

workshops on redevelopment, the Township Council referred the Plan to the Planning Board in January 2009 for its 

required statutory review.  The Planning Board completed its review and sent its report back to the Township Council 

within the 45 day review period. On February 23, 2009 the Township Council reviewed the Planning Boardôs report, 

made numerous changes to the Plan based on further public input and formally introduced the Plan in ordinance form 

for a hearing scheduled for March 23, 2009. 

 

The Plan provides a detailed set of goals, policies, land use controls, land use standards and land use regulations, 

including use, intensity, bulk and other regulations. The Plan is not intended to supplant the normal site plan review 

process undertaken by either the Site Plan Review Advisory Board or the Planning Board. That process has been 

supplemented by the requirement that any proposal for development in the redevelopment area cannot proceed except 

pursuant to a contract that is compliant with the contents of this Plan and is executed by the developer with the 

redevelopment entity designated by West Windsor Township. 

 

It is possible that specific proposals might require deviation from the standards set forth in this Plan for good and sound 

reasons. In such case, it is expected that the findings derived from that process will be publicly presented to the 

Township Council in the form of recommendations for possible revisions to the Redevelopment Plan. 
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The Township Council has undertaken an inclusive public process that has invited specific comments from all 

stakeholders for explicit changes in earlier drafts of the Plan. Numerous organizations and individuals have responded 

to that invitation with detailed comments that have been adopted in this Plan to a large extent.  
 

The Mayor and Township Council acknowledge the contributions of the many organizations that have contributed to 

this Redevelopment Plan as follows: 
 

Berrien City Homeowners Association  

Friends of West Windsor Open Space 

Mercer County 

New Jersey Department of Transportation 

New Jersey Transit 

Redevelopment Finance Committee 

RMJM Hillier  

Stony Brook-Millstone Watershed Association  

West Windsor Affordable Housing Committee 

West Windsor Bicycle and Pedestrian Alliance 

West Windsor Environmental Commission 

West Windsor Parking Authority  

West Windsor Planning Board 

West Windsor Township Staff and Professionals 

 

Numerous individuals also provided input into the formulation of the Plan. We appreciate and thank them for their 

contributions.  In particular, we would like to express our appreciation for the contributions to this plan made by former 

Councilman Will Anklowitz who resigned from Council on March 16, 2009 upon his having been confirmed that day 

by the New jersey Senate as a Superior Court Judge. 

 

Mayor Shing-Fu Hsueh 

 

Members of Council: President Charles C. Morgan;  Vice President Heidi Kleinman 

Councilman George Borek, Councilwoman Linda Geevers 

 

March 23, 2009 
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Executive Summary 
 

Situated at New Jersey Transitôs highest volume commuter rail station along the Northeast Corridor and at the heart of 

West Windsor Township, the 350 acres in the vicinity of the Princeton Junction train station afford an opportunity to 

turn an underused resource into a community asset.  The Princeton Junction Redevelopment Plan is a collaborative 

product and reflects a mix of ideas offered by land owners, the public, Township professional staff, elected officials, 

and volunteer Board members as well as research and analysis developed by consultants.  The Plan proposes a compact 

mixed use community center offering place-making civic features, improved circulation and increased commuter 

parking, expanded housing options for empty nesters and young professionals, additional retail goods and services 

fronting on vibrant pedestrian-friendly streetscapes and high quality office uses drawn by a polished sense of place. 

 

The Redevelopment Plan consists of the following seven parts: 

 

1. An analysis of existing Redevelopment Area opportunities and constraints involving 

environmental features, existing land uses, property ownership, existing traffic and parking 

conditions, proposed circulation and parking improvements, market trends and emerging 

development projects, and previous plans and studies of the Redevelopment Area. 

2. The goals and policies of the Redevelopment Plan represent the input of three public workshops, 

numerous public comments before the Township Council and the Planning Board, and the 

subsequent endorsement of the goals by the Township Council.  The Redevelopment Plan 

consists of 91 policies intended to implement 15 goals.  The goals and policies are the essential 

framework of the Redevelopment Plan.  As the specific facts and conditions for redevelopment 

change over time, the goals and policies will provide a basis for evaluating the soundness of 

specific proposals. 

3. Land Use Standards applicable to all new development in the Redevelopment Area are set forth 

to regulate traffic circulation and parking, architectural and landscape architectural design and 

signage. 

4. A Land Use Map shows the Redevelopment Planôs general land use categories and road network.  

The Conceptual Plan shows one possible design outcome of the land use plan and adopted 

regulations.  The Conceptual Plan is illustrative and not regulatory, except for the required 

inclusion of the central public gathering space or promenade as part of future development.  All 
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development must also be substantially consistent with the configuration of the primary roads on 

the Roads and Circulation Plan that supplements the Land Use Map. 

5. For the purposes of implementing the Redevelopment Plan, the Redevelopment Area is 

organized into ten individual zoning districts.  Regulations are presented for each district giving 

permitted uses, affordable housing obligations and development requirements including 

intensity, bulk and special district-specific standards or options. 

6. Required roadway and bikeway infrastructure standards and their phasing are presented for each 

district in both map and text formats. 

7. The final part of the Redevelopment Plan presents statutory and other provisions for plan 

compliance with state law. 

 

The Redevelopment Plan proposes a total of 483 residential units consisting of 311 market priced units and 172 

affordable housing units.  As for non-residential development, the plan proposes 207,910 square feet of retail with the 

potential option to increase retail floor area in District 1 by an additional 67,500 square feet along with 7,500 square 

feet of added office space.  If the option for 75,000 square feet of additional commercial space is implemented, it would 

add an obligation for 9 more affordable housing units.  This would bring the total Redevelopment Area residential unit 

count to 496 with 311 market units and 185 affordable units.  Office use is the predominant future land use proposed 

for the Redevelopment Area, with a total of 871,909 square feet built and proposed.  A 200,000 square feet 

hotel/conference center, previously approved as part of the Sarnoff General Development Plan, is retained as a primary 

business service use. 

 

District 1 is envisioned as the core of the Redevelopment Area on the west side of the rail line.  Development here on 

its 23.8 acre area is intended to create a distinctive walkable center with a central public gathering space and a compact 

mix of residential, retail, office, and civic space.  District 1 will accommodate approximately 80% of the market-rate 

residential development and approximately 40% of affordable residential development contemplated for the entire 

redevelopment area.  District 1 would accommodate somewhere between 30% and 50% of new retail space proposed 

for the Redevelopment Area.  Build out of District 1 could result in 284 market-priced units and 66 affordable housing 

units, 65,250 square feet of retail space and 7,250 square feet of office space.  District 1 would also be allowed under a 

developerôs agreement to add 75,000 square feet of retail and office space which would generate the need for 9 more 

affordable housing units.  The plan allows for an additional number of market dwelling units to be determined during 

Township negotiation of a redeveloperôs agreement. 
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District 2, the 1.59 acre area consisting of the seven lots between Station Drive and the rail line, is envisioned as a 

place for a commuter parking structure and first floor retail and office uses totaling 9,969 square feet.  Its affordable 

housing growth share obligation of one unit is accommodated as part of the Townshipôs overall Third Round Fair Share 

Plan.  

 

District 3, the 4.19 acre area consisting of six lots between Washington Road and the Route 571 Bridge, is proposed 

for retail and office development totaling 73,000 square feet.  43,000 square feet of this total would result from credit 

for the transfer of 21,500 square feet from the partial removal of an existing office/light industrial use in District 5.  The 

12 unit affordable obligation resulting from 15,000 square feet of retail and 58,000 square feet of office floor area is 

partially offset by the 9 affordable housing unit credits with demolition of 53,560 square feet of existing office/light 

industrial space in District 5.  

 

District 4, the 6.97 acre area adjacent to the ñDinkyò Line, consisting of two lots owned by New Jersey Transit and the 

Department of Transportation, is proposed for commuter parking and supplementary retail uses of up to 24,000 square 

feet to maintain an active continuous street life. It is Redevelopment Plan policy that the three affordable housing units 

generated by private development in District 4 on New Jersey Transit property to subsidize public parking must be 

waived by the Council on Affordable Housing for the private development to proceed.  

 

District 5, the 15.74 acre lot along the Little Bear Brook floodplain, is currently partially occupied by a 53,560 square 

foot office/light industrial building and its associated parking.  The Redevelopment Plan proposes that this site be 

acquired through a combination of open space funds and transfer of development to District 3.  It would be used for 

open space, storm water management and wetlands mitigation. 

 

District 6, encompasses all of the property on the west side of the rail line south of the ñDinkyò to Alexander Road.  

The Redevelopment Plan proposes to continue offices as the dominant future land use in this district, along with 

commuter parking.  The Plan assumes that 266,000 square feet of office and retail floor area could be developed on the 

29.06 acres in District 6 controlled by New Jersey Transit at a FAR of .21 (the same FAR permitted on the Sarnoff 

tract).  An increase to a .35 FAR would allow the transfer of 137,000 square feet of office floor area to District 6 from 

the Sarnoff tract.  This would permit the transfer of 34 percent of the office floor area planned for Sarnoffôs East 

Campus.  This would bring the total potential amount of office floor area on NJ Transit properties in District 6 to 
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 403,000 square feet.  A further increase of 0.05 percent is permitted if the 200,000 square foot hotel/conference center 

is transferred.  Adding in Mack-Caliôs 97,024 square feet and the Polychrome siteôs potential 43,635, District 6 could 

have 543,659 square feet of new office space.  This amount of transferable floor area will assist in accomplishing the 

redevelopment plan goal of preserving the Sarnoff Woods along the Millstone River and Little Bear Brook corridors.  

With an FAR of .35, the 14.83 acres under the control of the Township or its Parking Authority could accommodate the 

transfer of the 200,000 square foot hotel/conference center proposed on the Sarnoff General Development Plan for the 

East Campus. 

 

Retail development totaling an estimated 40,000 square feet of floor area is proposed in District 6 as supplementary 

convenience commercial services to offices and commuters and to continue street level activity along Main Street and 

within the Station Core area.    

 

A non-residential affordable housing growth share obligation of 121 units would be the result in District 6 of 543,659 

square feet of office development, 200,000 square feet of hotel/conference floor area, and 40,000 square feet of retail 

development.  However, no affordable housing or market housing is proposed to be developed within District 6.  It is 

Redevelopment Plan policy that the 47 affordable housing units attributable to the 266,000 square feet of office space 

intended to underwrite public parking costs on New Jersey Transit property be waived by the Council on Affordable 

Housing before private development takes place. The Redevelopment Plan proposes that 49 affordable units related to 

the Sarnoff General Development Plan be accommodated on Sarnoffôs East Campus.   

 

These 49 units consist of the 24 affordable units attributable to the transfer from Sarnoffôs East Campus plan of 

137,000 square feet of office and the 21 affordable units attributed to the hotel/conference center and the 4 affordable 

units related to supplementary retail uses.  Finally, the 25 affordable housing units attributable to the 97,024 square feet 

approved for a Mack Cali office and the potential 43,635 square feet of office on the Polychrome are already provided 

for in the Townshipôs overall Third Round Fair Share Plan filed with the Council on Affordable Housing.  

 

District 7  is intended to create a ñMain Streetò through incremental development that would transform the existing 

strip commercial form of development along Route 571 into a village form, with buildings close to the street.  The 

objective is to achieve a desirable mix of pedestrian-friendly, village scale development with an emphasis on uses that 

service local needs.  A village character would be created by encouraging pedestrian flow and stores and shops and 

personal service establishments on the ground floor of buildings and the use of upper floors for offices and residential  
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dwelling units.  It is estimated District 7 would accommodate 53,964 square feet of redeveloped retail space (including 

the 20,673 square foot Rite Aid development), 27 market-priced apartments, and 12 affordable housing units associated 

with the residential and retail developmentôs growth share obligation.  

 

District 8 recognizes and continues the existing uses along with rail station platform expansion.  The Plan envisions 

new rail line crossing improvements, improved and expanded commuter parking, expanded kiss and ride 

accommodations, improved pedestrian and bicycle circulation and safety by the installation of sidewalks and crossings 

along Wallace Road between Princeton-Hightstown Road and Circle Drive, and mitigation of the visual impacts of 

surface parking and power station. 

 

District 9, a three lot area on Wallace Road consisting of 1.23 acres, is proposed to convert the existing Regional 

School Board bus depot into a public park mirroring the PNC corner park, with land set aside for Wallace Road 

improvements and pedestrian and bicycle access to a crossing of the rail line at the Princeton-Hightstown Road bridge.  

 

District 10 is intended to both recognize the existing R&D zoning and the General Development Plan that was 

approved as part of the broader R&D District while at the same time encouraging a transfer of development potential 

from District 10 to District 6 in order to preserve a portion of the Sarnoff Woods. The Redevelopment Plan proposes 

that the 91 affordable housing units resulting from 400,000 square feet of office space and 200,000 square feet of 

hotel/conference space be accommodated on this section of the Sarnoff property, whether or not a transfer of non-

residential development to District 6 occurs.  Some of the Sarnoff property will be included in District 3 and some of 

the Sarnoff property will be dedicated to the Sarnoff Connector. 
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 REDEVELOPMENT PLAN  

DEVELOPMENT SUMMARY  
 

       
DISTRICT 

 

 

RESIDENTIAL 

  (Total Units) 

   MARKET 

RESIDENTIAL 

       UNITS 

 

 

AFFORDABLE  

RESIDENTIAL 

ASSOCIATED  

WITH MARKET 

RESIDENTIAL 

RETAIL FLOOR 

AREA (Square 

Feet) 

AFFORDABLE 

RESIDENTIAL 

ASSOCIATED  

WITH RETAIL  

OFFICE FLOOR 

AREA (Square 

Feet)   

AFFORDABLE 

RESIDENTIAL 

ASSOCIATED 

WITH OFFICE  

OTHER 

USES 

AFFORDABLE 

RESIDENTIAL 

ASSOCIATED 

WITH OTHER 

USES  

 

     1 350 284 57 65,250 (1) 7 7,250 (1) 2 civic uses      N/A 

 

     2 0  N/A N/A 9,696 0 (2) N/A N/A public parking      N/A 

 
 

     3 3 N/A N/A 15,000 0 after deducting 2  
demolition credits 

From District 5 

transfer 

58,000 3 after deducting 7  
demolition credits 

from District 5  

transfer 

N/A       N/A 

     4 0 N/A N/A 24,000 0 due to COAH 
waiver 

N/A N/A public parking       N/A 
 

     5 0 N/A N/A N/A N/A N/A N/A  open space        N/A 

 

     6 0  N/A N/A 40,000 4  (3) 403,000 sf with 
transfer of 137,000 sf 

from District 10  

 
97,024 Mack Cali  

43,635 Poly Chrome 

 
Total office floor area 

543,659  square feet               

0   (3) 
 

public parking 
 

 

 
 

 

 
Hotel/ 

Conference 

200,000 sf  
 

 
 

 

 
 

 

 
 

0 (3) 

     7 39 27 6 (5) 53,964 (4) 6 (5) N/A N/A N/A N/A 

 

     8 N/A N/A N/A N/A N/A N/A N/A N/A public parking 

 

     9 N/A N/A N/A N/A N/A N/A N/A N/A public 

park/ped/bike 

access  
 

    10 91  N/A N/A N/A N/A 263,000 (6) 70 (3) N/A 21 (3) 

 

Total all 

Districts 

487 (8) 

 

311 63 du 207,910 sf 17 du  871,909 sf 75 (7) 200,000 sf 21 
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FOOTNOTES TO REDEVELOPMENT PLAN DE VELOPMENT SUMMARY  

 

1. District 1 would be permitted with a developerôs agreement to increase retail and office floor area by an 

additional 67,500 square feet of retail space and 7,500 square feet of office space.  The increased retail 

and office space would generate an increased affordable housing obligation of nine more units. 

2. The one affordable housing unit attributable to an estimated 9,696 square feet of retail floor area is 

accommodated within West Windsorôs overall Third Round Fair Share Plan. 

3. No affordable (or market) housing would be developed in District 6 

 

¶ Twenty-five affordable units attributable to Mack-Cali and Polychrome development are already 

accounted for in the Third Round Plan. 

¶ It is assumed in the Plan that the forty-seven affordable units attributed to development 

underwriting of New Jersey Transit public improvements would receive a COAH waiver. 

¶ Forty-nine affordable units attributable to transferred Sarnoff office, hotel, and associated retail 

development would be accommodated within the Sarnoff tract. 

¶ Twenty-one affordable units attributable to transferred Sarnoff hotel/conference development 

would be accommodated within the Sarnoff Tract. 

 

4. This is an estimate of the new retail floor area likely to occur along Route 571.  It includes 20,673 

square feet with Rite Aid development and a total of 33,291 square feet on Lots 18, 26, 27. 

5. This is an estimate of the number of affordable housing units that will be generated by new retail and 

market housing units in District 7 after deducting credits for the demolition of existing non-residential 

floor area. 

6. This is an estimate of the amount of the office floor area that would remain on the Sarnoff East Campus 

if 137,000 square feet of office space were transferred to District 6.  The remaining 263,000 square feet 

of office will generate an obligation of 46 affordable units. 

7. The grand total of affordable housing attributable to office development in the Redevelopment Plan 

amounts to 75 units.  The Plan accommodates a total of 75 affordable housing units after accounting for 

proposed waivers, accommodation elsewhere within the Third Round Plan and demolition credits. 

8. A total number of 487 housing units are proposed for the Redevelopment Area consisting of 311 market-

priced units and 176 affordable housing units attributable to residential and non-residential development.   

If a developerôs agreement is provided District 1 to add 67,500 square feet of retail space and 7,500 



                   TOWNSHIP OF WEST WINDSOR REDEVELOPMENT PLAN 

for PRINCETON JUNCTION  

 

February 23, 2009     14     

square feet of office space, an additional affordable housing obligation of 9 units would be generated.  

This would create a new total of 496 units consisting of 311 market-priced units and 185 affordable 

units. 
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  A: STUDY AREA 
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B.  ENVIRONMENTAL CONSTRAINTS
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C. DEVELOPABLE LAND
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E. PROPERTY OWNERSHIP MAP
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F. EXISTING PARKING AND CIRCU LATION 
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  G. CURRENT PROJECTS 
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