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HOPEWELL TOWNSHIP 
SPECIAL PLANNING BOARD MINUTES 

MARCH 1, 2018 
 

A special meeting of the Hopewell Township Planning Board was held 
in the Hopewell Township Municipal Building Auditorium at 7:00 p.m. 
on Thursday, March 1, 2018.   
 
Ms. Murphy, Chairperson, called the meeting to order at 7:00 p.m.  
She stated that notice of the meeting was posted in the Municipal 
Building and had been forwarded to the Hopewell Valley News, The 
Times of Trenton, The Trentonian and the Hopewell Express in 
compliance with the Open Public Meetings Act. 
 
Members present:  Karen Murphy, Chairperson, Jack Belmont, Paul 
Kiss, Kevin Kuchinski (excused 9:10 p.m.), Kristin McLaughlin, 
Russell Swanson, Courtney Peters-Manning and Vanessa Sandom.  Also 
present: Mark Kataryniak, PE, Township Engineer; Frank Banisch, 
Planner, Banisch Associates, Frank Linnus, Esq. and Linda Barbieri, 
Recording Secretary.  Absent: Larry Clarke, Milind Khare, Rex 
Parker.  
 
Minutes for Approval 
 
Mr. Kuchinski moved and Mr. Swanson seconded a motion approving the 
minutes of the January 26, 2017 Planning Board meeting.  The 
minutes were approved as presented with Ms. McLaughlin, Ms. Peters-
Manning and Ms. Sandom abstaining. 
 
Mr. Kuchinski moved and Mr. Swanson seconded a motion approving the 
minutes of the February 23, 2017 Planning Board meeting.  The 
minutes were approved as presented with Ms. McLaughlin, Ms. Peters-
Manning and Ms. Sandom abstaining. 
 
Mr. Swanson moved and Mr. Kuchinski seconded a motion approving the 
minutes of the March 23, 2017 Planning Board meeting.  The minutes 
were approved as presented with Ms. McLaughlin, Ms. Peters-Manning 
and Ms. Sandom abstaining. 
 
Mr. Kiss moved and Mr. Kuchinski seconded a motion approving the 
minutes of the May 25, 2017 Planning Board meeting.  The minutes 
were approved as presented with Ms. McLaughlin, Ms. Murphy, Ms. 
Peters-Manning and Ms. Sandom abstaining. 
 
Ordinance Referred By Township Committee 
 
AN ORDINANCE ADOPTING A REDEVELOPMENT PLAN FOR BLOCK 85, LOT 30 AND 
BLOCK 86, LOTS 32, 33, 34 AND 130, IN ACCORDANCE WITH N.J.S.A. 
40A:12A-7 AND AMENDING CHAPTER XVII, “LAND USE AND DEVELOPMENT,” 
ARTICLE VIII, “ZONING-GENERAL PROVISIONS,” SECTION 17-138.b, 
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“ZONING DISTRICTS” TO ADD SUB-PARAGRAPH 24 TO THE REVISED GENERAL 
ORDINANCES OF THE TOWNSHIP OF HOPEWELL 
 
Mr. Linnus stated the Board has two functions this evening; the 
first function is to review a proposed Ordinance/Redevelopment Plan 
for the “Zaitz Redevelopment Area,” Block 85, Lot 30 and Block 86, 
Lots 32, 33, 34 and 130, forwarded to the Board from the Township 
Committee, to determine whether or not the proposed 
Ordinance/Redevelopment Plan is consistent or inconsistent with the 
Township Master Plan.  The Board’s second function would be to 
either recommend or not recommend the adoption of the 
Ordinance/Redevelopment Plan to the Township Committee, as well as 
forward any recommendations and/or concerns to them.   
 
Mr. Kuchinski stated that at the last Planning Board meeting, the 
Board made several recommendations and expressed concern with 
respect to traffic patterns and a proposed ingress/egress access 
road to the Zaitz Redevelopment Area.  The Township Committee 
responded to the Board’s concerns and specifically added a 
condition in the redevelopment plan that the proposed 
ingress/egress access road would not be extended to Diverty Road 
unless the extension of the road is completed to Denow Road.  Also, 
the Township Committee has directed the Township Planner to 
research any alternate means of ingress/egress to the redevelopment 
area in an effort to address the concerns of the residents and to 
provide possible alternatives.  Mr. Kuchinski encouraged the Board 
to forward any recommendations or revisions they feel appropriate 
to produce the best plan to the Township Committee.       
 
Mr. Banisch stated the Board was previously asked by the Township 
Committee to evaluate whether a redevelopment plan for the Zaitz 
Redevelopment Area (Block 85, Lots 3, 4, 5.01, 7 and 24) was 
consistent with the Master Plan and the Board forwarded its 
findings to the Township Committee in that regard.  Subsequently, 
the Board was asked to review additional lots to determine whether 
or not those additional lots should be included in the Non-
Condemnation Area in Need of Redevelopment.  At the February 22, 
2018 Planning Board meeting, the Board examined and determined that 
the additional lots qualify as an area in need and recommended to 
the Township Committee that the lots be included.  The Township 
Committee included the additional lots and has prepared a 
redevelopment plan for the expanded area, which is before the Board 
this evening.     
 
Mr. Banisch reviewed his memorandum dated February 28, 2018 
(Revised), entitled “Consistency Review of Redevelopment Plan as 
Amended to include Block 85, Lot 30 and Block 86, Lots 32, 33, 34 
and 130,” hereby attached and made a part of these minutes.  Mr. 
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Banisch explained that statute requires a referral of a land use 
ordinance from the Township Committee to the Planning Board for the 
Board’s determination as to whether the ordinance is consistent or 
inconsistent with the Master Plan.  In this particular instance, 
the Board is reviewing a redevelopment plan that creates two (2) 
new zoning districts, an Inclusionary Multi-Family (IMF-X) Zone, 
which occupies part of what is currently known as the R-100 Single-
Family Residential Zone and the C-1-A Retail Service Zone, which 
for purposes of the redevelopment area is the re-fashioned C-1 
(Neighborhood Retail Commercial) Zone.  The residential zone (IMF-
X) is not consistent with the Master Plan Land Use Plan Element 
while the retail zone (C-1-A) is consistent with the Master Plan 
Land Use Plan Element. 
 
Mr. Kataryniak reviewed language the Township Committee has added 
to the ordinance with respect to the access road.  He stated the 
Planning Board may wish to consider similar language be added to 
the redevelopment plan to indicate that the access road from the 
Zaitz Tract to Diverty Road not be occupied until the roadway is 
fully extended to Denow Road.  He explained that the Board has 
heard the concerns of residents with respect to the proximity of 
the proposed development on the site to some of the existing 
residential lots on Diverty Road.  Under the current redevelopment 
plan, the minimum rear-yard setback for the buildings from the 
common boundary line between the site and the existing residences 
on Diverty Road is 50 ft.; he recommended increasing the setback 
requirement for the common lot line to at least a minimum of 75 
ft., which would offer the opportunity to construct a berm 
approximately 10 ft. in height, which would horizontally cover a 
footprint of approximately 60 ft. to 70 ft.  Once the berm is 
landscaped it will have a height of approximately 2-stories and 
planting the berm would provide a substantial screen to the 
existing residential properties along this common boundary line.  
He recommended a requirement whereby before any building 
constructed near that setback line is occupied, an established berm 
and screening be in place prior to issue of the certificate of 
occupancy.  In addition, the redevelopment plan currently permits a 
maximum building height of 45 ft. and 3-stories; a footnote exists 
in the bulk schedule (Section 3.3) that permits a maximum 4-stories 
and 55 ft. height for buildings that shall be located south of the 
Transcontinental Gas Pipeline Right-of-Way, provided that if the 
building is 4-stories it would be setback 100 ft. from any lot 
line.  He recommended that a provision be added whereby there shall 
be no 4-story buildings constructed south of the pipeline.  If any 
4-story buildings were needed for the developer to achieve unit 
counts, those 4-story buildings shall occur north of the gas 
pipeline easement and central to the site, a substantial distance 
from any residential dwellings. 
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Mr. Kataryniak stated residents have had concerns with respect to 
additional traffic being generated on County Route 546 from Route 
31 resulting from trips between the residential and commercial 
areas throughout the redevelopment area.  He recommended a 
provision requiring a vehicular connection between the residential 
development and the commercial development within the redevelopment 
area as a whole so that internal trips between residential and 
commercial development does not load the neighboring roadways 
adjoining the area in need.  In addition, there was concern with 
respect to any road connection from County Route 546 to Diverty 
Road within the new site.  He recommended that language be included 
in the redevelopment plan that requires any site plan submittal to 
include design treatments through roadway alignment design and 
through traffic calming techniques to discourage any internal 
roadway connection from being used as a cut-through roadway.   
 
The Board took a brief recess. 
 
Ms. Murphy asked for questions or comments from the public. 
 
Harvey Lester, a Township resident, stated no one from the public 
had the redevelopment plan or Mr. Banisch’s memorandum until the 
start of the meeting.  He questioned how the public could 
participate in the process having just received the documents for 
review.  He commented that the Board is fast-tracking the process 
and asked that they not vote on the plan until the next regular 
Planning Board meeting.   
 
Mr. Linnus stated whatever action the Board may take this evening 
will not result in the adoption of a redevelopment plan or 
amendment to the zoning ordinance; this is not a public hearing.  
At a subsequent Township Committee meeting, a public hearing will 
take place on the ordinance/redevelopment plan that is before the 
Township Committee at that time.  Any substantive changes that are 
considered for the ordinance/redevelopment plan would require the 
process to begin again with reintroduction at the Township 
Committee, referral to the Planning Board, and then back to the 
Township Committee for a public hearing.   
 
Pat Silvestrov, a Township resident, stated the certified mail 
notices that were sent to residents in the proposed redevelopment 
area should have been sent much sooner than they were; she 
commented that the more people she has spoken with have indicated 
that they were not aware.  She stated she did not agree with the 
access road from the site to Diverty Road as she sees a tremendous 
opportunity for tragedy to occur with the young families in the 
area; she asked that the Board seek an alternative for the access 



HOPEWELL TOWNSHIP 
SPECIAL PLANNING BOARD MINUTES 

  

03-01-18 
Page 5 

road.  She also had concerns with respect to stormwater management 
and commented that the tall buildings permitted to be constructed 
on the site were not acceptable.   
 
Mr. Linnus stated there are certain legal requirements and certain 
instances where personal notice by either certified or regular mail 
is required; this proceeding, which is merely a referral from the 
Township Committee, does not require any such notice. 
 
Jon Edwards, a Township resident, stated the Township should visit 
other municipalities, such as the Princeton Housing Authority, to 
review their operations.  He commented that traffic calming slows 
traffic, but does not discourage traffic flow.  He stated that the 
Board should review the Route 31 Design Study.                                                                                                                                                                                             
 
Ed Kazimir, a Township resident, stated that the town should hire a 
professional to prepare maps depicting traffic flow, road 
expansions and the location of the various commercial businesses in 
this area to have a better idea of the changes that would occur.    
 
Melanie Phillips, a Township resident, noted that 78 affordable 
units on land purchased for affordable housing is consistent with 
the Master Plan.  However, she questioned whether the location of 
400 additional homes was still consistent with the purchase of that 
land specifically for affordable housing.  She also questioned 
whether locating a convenience store with gas pumps in this area 
was consistent with the Master Plan.  She noted that since the 
timeline was dictated by a Court settlement, public comment seemed 
pointless as there have already been decisions made that will 
happen regardless of what the public has to say.  She commented 
that an area in need of redevelopment was supposed to provide more 
control, but as someone observing the process, there does not seem 
to be any control. 
 
Kim Johnson, a Township resident, stated that the allowance of 60 
percent impervious coverage in the redevelopment area is too much, 
she asked that the number be reviewed again.  She discussed an 
alternative ingress/egress from Route 31 with a possible traffic 
signal.  She questioned whether anyone had consulted the U.S. 
Geological Survey to determine from which direction groundwater 
flows to the Diverty Road properties.  She asked if oils and salts 
from the redevelopment area parking areas and sidewalks could end 
up in the groundwater and if there was any way to require a 
monitoring well. 
 
Jim Burd, a Township resident, stated he did not support locating a 
community center/senior center/pool on this site and that it should 
be removed from the plan.   
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John Hart, a Township resident, had concerns with respect to the 
size of the community center and locating the community center in 
the redevelopment area.  He felt it should be centrally located for 
all Hopewell Valley residents, such as at the former HI Rib 
(Pennytown) site.  He also commented that it would make more sense 
to extend Denow Road out to Reed Road. 
 
Ms. McLaughlin stated she has spent much time talking to the 
seniors in order to have a clear understanding of the ideas that 
are most important to them and it was clear from her conversations 
that a community center/senior center on this site can offer more 
then was offered at the site of the “HUT Building” (Block 91, Lot 
3.14). Also, neither Pennington Borough nor Hopewell Borough 
supported locating a senior center that far away from their centers 
of population.  She commented that the Zaitz Tract became a viable 
option and lands have been reserved for a community center and 
senior center with the desire to have community gardens.  She noted 
that a senior center has been on the Township’s list of things to 
be done for a long time and there is a real opportunity to see that 
it is completed.  An operational plan will have to be prepared so 
that our taxpayers do not shoulder the burden, but those are issues 
for future review and not what the Board is reviewing tonight.      
 
Mr. Kataryniak stated with respect to concerns regarding stormwater 
management, one-quarter acre of new impervious coverage and/or a 
one-acre disturbance is a major project under the definition of the 
NJDEP, which requires all of the highest requirements of 
stormwater.  In addition, our local ordinance has stormwater 
requirements that the applicant must meet.  The 60 percent lot 
coverage proposed for the area is inclusive of the buildings, the 
parking, etc.  There are also provisions included in the settlement 
agreement and the redevelopment plan that green infrastructure 
techniques be part of the project.  The more impervious coverage 
the developer proposes for the property, the more costly it is 
going to be to create the stormwater management plan.  There is a 
balance that the developer will need to meet in order to accomplish 
the requirements. 
 
Ms. Murphy questioned if Matt Mulhall, the Township’s 
hydrogeologist, could review the redevelopment plan and identify 
the flow of groundwater and whether it impacts the existing 
neighborhood and whether a test well would be appropriate.  Mr. 
Kataryniak stated that would be a decision for the Township 
Committee as to whether they want to engage our professional to 
review that at this time or during the site plan phase when there 
is a specific design.  The Board requested that the Secretary write 
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a letter to the Township Committee expressing the Planning Board’s 
position on this particular issue.   
 
Mike Pisauro, Policy Director, Stony Brook Millstone Watershed 
Association, stated that a previous report from Mr. Mulhall shows 
that the Diverty Road area and the Pennington area north of the 
Zaitz Tract was pulling out more water then was recharging.  He was 
concerned that allowing 60 percent impervious coverage on the tract 
could impact recharge.  He stated that he supports the engagement 
of Mr. Mulhall to review any potential impact the development could 
have on recharge.     
 
Josh Clemente, a Township resident, stated a traffic study needs to 
be done to insure that the people who have been living on Diverty 
Road for so many years remain safe.   
 
John Muscente, a Township resident, was concerned with 3-story 
buildings, 45 ft. high.  He questioned whether existing grade 
levels would remain on the Zaitz property or if they would have to 
be raised in order to accommodate the new construction.   
 
Mr. Kataryniak stated it is difficult to control grading with 
ordinances; this is better left to site design. 
 
Victor Silvestrov, a Township resident, questioned whether property 
owners within 200 ft. of a property proposed to be rezoned would 
receive notice.  He also noted that the number of trees shown on 
the aerial photo of the tract and surrounding homes is not 
accurate.  He stated that he only has one single row of trees 
between his property and the Zaitz Tract.  He commented that he did 
not understand why the Zaitz Tract replaced the Weidel Tract in 
2011 for affordable housing purposes.  He stated that he did not 
receive a notice with respect to this change.  
 
Mr. Linnus stated noticing would depend on whether the change was 
part of a periodic re-examination of the Master Plan or whether it 
was a Master Plan amendment.  He suggested that Mr. Silvestrov 
contact the Township attorney for that answer.   
 
Ms. Johnson stated that if the geology of the site has not been 
studied then there is no way to know for certain that the recharge 
of existing wells is not going to be affected by this development.  
She commented that it is always cheaper to rent a pool that has 
already been constructed then to build a pool, which will always 
cost money to maintain.   
 
Ms. Phillips stated if there is an actual need for people who need 
housing she is happy to see those houses built; it is the market- 
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rate units to which she is opposed.  She questioned the reference 
to “Convenience Stores with Motor Fuel Dispensing,” which shows as 
a permitted use in the plan.  She requested that it be removed from 
the plan.  It was her opinion that locating a convenience store in 
that area is probably the worst idea she could possibly think of. 
 
Mr. Edwards asked if the Route 31 Design Study would be reviewed.  
Mr. Swanson stated he has reviewed the Study, which basically 
recommends something similar to what is being proposed.     
 
Ms. Murphy stated a Traffic Study is on the Board’s Goals and 
Objectives for 2018.  The Board will be looking at traffic, not 
just for this redevelopment, but holistically, in light of the 
developments that will be happening. 
 
Mr. Lester commented that if the Township Committee had included 
the public in a work session during their negotiations last summer 
the public could have offered ideas.  He stated the 653 affordable 
homes that residents would have welcomed have ballooned by adding 
another 2,881 market-rate homes; that is what is objectionable. 
  
The Planning Board made the following findings of fact and 
conclusions: 1) The Redevelopment Plan for Block 85, Lots 3, 4, 
5.01, 7 and 24 (November 2017) has been revised to include Block 
85, Lot 30 and Block 86, Lots 32, 33, 34 and 130; 2) as was the 
case with the November 2017 Redevelopment Plan, the revised plan 
establishes two new zones: Inclusionary Multi-family (IMF-X) in 
place of the R-100 Single-Family Residential Zone, and C-1-A Retail 
Service Zone in place of the C-1 Zone; 3) the Board has compared 
the proposed Redevelopment Plan ordinance to the Land Use Plan 
Element of the 2002 Master Plan, the 2005 Circulation Plan and the 
2018 Housing Plan Element, and finds that the C-1-A Zone is 
substantially consistent with the current C-1 designation in the 
Land Use Plan. However, the IMF-X Zone, which will permit a 
neighborhood of multi-family housing within the R-100 Single-Family 
Zone, is inconsistent with the relatively low density residential 
land uses programmed for this site in the Land Use Plan; 4) 
notwithstanding this Land Use Plan inconsistency, the proposed IMF-
X Zone advances many goals of the Hopewell Township Master Plan. 
These include developing a balanced land use plan, providing for 
safe and convenient traffic flow and meeting the constitutional 
mandate to provide for the Township’s fair share of the regional 
need for affordable housing; 5) the 2002 Master Plan includes the 
following identified objective under the heading “Land Use and 
Management”: To provide for a reasonable balance among various land 
uses that respects and reflects the interaction and synergy of 
community life.  The 2002 Master Plan also includes the following 
objectives under the heading “Housing”: To provide for a variety of 
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housing types which respond to the needs of households of varying 
size, age, and income, persons with disabilities and emerging 
demographic characteristics, and to promote and support the 
development and redevelopment of affordable housing intended to 
address the Township’s fair share of the region’s lower income 
housing, particularly in areas served by public transportation 
which connect to areas of employment, and to provide a range of 
housing opportunities within the Township, with densities and lot 
sizes that respond to the capabilities and limitations of natural 
systems and available infrastructure; 6) the foregoing objectives 
from the 2002 Master Plan continue to guide the February 2018 
Housing Element and Fair Share Plan. The 2018 Fair Share Plan 
includes Block 85, Lot 3 (Zaitz Tract within the proposed IMF-X 
Zone) as a compliance site upon which 78 affordable units will be 
constructed; 7) additionally, the 2005 Circulation Plan included 
the following goals, which are advanced by the Redevelopment Plan 
and the IMF-X District: To create a circulation plan sufficient to 
accommodate planned development, and to encourage proactive 
planning and regulation to ensure the adequacy of transportation 
facilities for planned future development, including the 
establishment of appropriate street design standards, the 
establishment of public/private partnerships for funding 
mechanisms, the coordination of transportation modes to accommodate 
changing commuter patterns, and the establishment of park and ride 
facilities and shuttle service, and to coordinate with other 
municipalities, governmental bodies and corporate partners for a 
regional approach to transportation that respects and enhances the 
character of the community, and to de-emphasize further highway 
development or extension into agricultural or scenic areas, and to 
develop alternative routes in congested areas to improve safety, 
and to establish transportation policies and programs that improve 
connections among housing, employment and commercial uses, 
including provisions for vehicular and pedestrian travel and 
bicycle paths, and to promote transit alternatives in new and 
existing development to reduce traffic congestion, including ride 
shares, buses, mass transit, taxis, car/van pools, dial-a-ride, 
telecommuting and flextime, and to control development in rural 
areas so that traffic will not exceed the capacity of the existing 
rural road network and historic bridges to provide safe, efficient 
and convenient traffic movements based on rural road service 
standards designed to maintain the character of the community, and 
to recognize that roadways are public lands that deserve aesthetic 
design consideration as well as efficient movement of vehicles, and 
to carefully preserve view sheds and plan entrances to the Township 
because they represent a visitor’s first impression of the 
Township, and to promote the design and development of roadway 
improvements necessary to serve existing population and employment 
sectors of the Township, and to encourage transportation funding 
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for maintenance of the existing transportation system, rather than 
encouraging the development of new systems in rural areas, and to 
establish highway access management plans for arterial highways, 
and to provide for reverse frontage or service roads along 
congested or hazardous roadways, and to minimize the impacts of 
transportation systems on the environment, including air and noise 
pollution; 8) roadway improvements through and beyond the 
redevelopment area, including the IMF-X District, will be 
programmed as part of the Redevelopment Plan. These improvements 
respond directly to the Circulation Plan goals to provide safer, 
more convenient and better connections where possible; 9) in 
addition to the above facts and reasons, the following objectives 
of the MLUL (N.J.S.A. 40:55D-2), which are objectives of the 
Hopewell Township Master Plan, are also advanced by this ordinance: 
 
a. To encourage municipal action to guide the appropriate use or development of all lands in 

this State, in a manner which will promote the public health, safety, morals, and general 
welfare.   

 
 The proposed rezoning results in an appropriate use of lands 

purchased by Hopewell Township for affordable housing 
purposes and is part of the Township’s response to the 
mandate to provide affordable housing through municipal 
zoning.    

 
d. To ensure that the development of individual municipalities does not conflict with the 

development and general welfare of neighboring municipalities, the county and the State as 
a whole. 

 
 The proposed rezoning does not conflict with the development 

or general welfare of any neighboring municipality, the 
County or the State as a whole, and it advances local traffic 
safety and affordable housing goals.     

 
f. To encourage the appropriate and efficient expenditure of public funds by the coordination 

of public development with land use policies 
 
 The proposed rezoning provides affordable housing through 

inclusionary development without the expenditure of public 
funds, and results in the efficient use of the available 
public infrastructure while limiting the extension of such 
infrastructure. 

 
i. To promote a desirable visual environment through creative development techniques and 

good civic design and arrangements 
  

The proposed zoning requirements and standards utilize 
creative development techniques to produce good civic 
design and arrangements, which are subject to detailed 
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Planning Board review during the development application 
process.  

 
m. To encourage coordination of the various public and private procedures and activities 

shaping land development with a view of lessening the cost of such development and to the 
more efficient use of land   
 
The procedure followed in developing the proposed 
Redevelopment Plan combines public and private procedures 
that result in an efficient use of land, improved traffic 
connectivity and affordable and market housing. 
   

10) Notwithstanding the Land Use Plan inconsistency between the R-
100 Zone and the proposed IMF-X District, the Planning Board finds 
as follows: Lot 3 was acquired to assist the Township in addressing 
the constitutional affordable housing obligation and is now 
included in the Township’s adopted Housing Element and Fair Share 
Plan as the site of at least 78 affordable units with the 
possibility of an additional 30 affordable units, and the proposed 
ordinance improves the balance of land uses sought in the Master 
Plan, and the proposed development contemplated by the proposed 
zoning standards should result in a compact building layout and 
design, and the proposed rezoning will advance the goal of 
diversifying the housing stock and providing affordable housing to 
meet the constitutional obligation, and the safer reconfiguration 
of driveways to Route 31 and the development of new road 
connections will advance the circulation planning goals of Hopewell 
Township; 11) For all of the above reasons, the Planning Board 
finds and concludes that while the IMF-X District is technically 
inconsistent with the Land Use Plan element of the Master Plan, the 
proposed Redevelopment Plan advances many goals of the local Master 
Plan and the MLUL, is an essential and long standing component in 
the Township’s Fair Share Plan and strikes a reasonable balance 
among the many planning considerations. Thus, the Planning Board 
recommends moving the Redevelopment Plan for Block 85, Lots 3, 4, 
5.01, 7, 24 and 30 and Block 86, Lots 32, 33, 34 and 130 forward 
with the recommended changes set forth in finding #13 herein below; 
12) Notwithstanding the above findings, each member of the Planning 
Board reserves the right to present recommendations to the Township 
Committee relating to the Redevelopment Plan as an individual and 
interested party; additionally, the planning board recommends the 
following changes to the redevelopment plan; 13) Although the 
Planning Board did not recommend the adoption of the Redevelopment 
Plan and Zoning Ordinance amendment as introduced by the Township 
Committee, the Planning Board is prepared to review an amended 
redevelopment plan and zoning ordinance amendment and makes the 
following recommendations to the Township Committee for its 
consideration. The plan should: 
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• Provide improved access and ingress/egress to the 

site and to help improve traffic flow in and around 
the Route 31 circle.  

• The plan’s potential southern access road to Diverty 
Road shall not be constructed unless this road is 
extended to connect to Denow Road. 

• The proximity of multi-story apartment buildings to 
the Diverty Road lots impacts views from existing 
homes and back yards. There should be an increased 
setback on the lot line bordering the Diverty lots 
to 100 feet rather than 50 feet. 

• The redevelopment plan should be amended to increase 
the rear yard setback adjacent to the Diverty Road 
lots. 

• No 4-story buildings should be placed south of the 
pipe line easement. 

• The multi-story buildings should be refocused to the 
center of the site. 

• The plan should require berms, landscape screening 
and/or tree plantings and/or preservation of the 
existing trees/vegetation along the lot line 
bordering the Diverty lots to provide screening to 
the current residents. The berming, landscaping 
and/or tree plantings along the common border 
between the site and the Diverty lots should be 
established before the closest buildings are 
occupied.  

• The Township Committee should authorize a review by 
Township professionals to study alternate means of 
access to the Zaitz tract. 

• The plan should require traffic studies prepared 
during the site plan process to address the 
cumulative impacts from all known development 
projects. 

• The plan should require internal connection between 
the residential and commercial developments to 
reduce overall site generated off tract traffic 
volumes. 

• The plan should require that internal road 
circulation/alignment be designed to discourage cut 
through traffic during site plan permitting review. 

• The plan should require traffic calming techniques 
to be employed on internal roads during site plan 
permitting review. 
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• The plan should provide for consolidation of access 
points in the redevelopment area along Route 31. 

• Figure 3 of the redevelopment plan should merge the 
yellow, orange and brown colors into one color to 
allow flexibility for the location of townhouse and 
apartment uses. 

• The affordable housing units should be distributed 
throughout the development. 

• Section 3.10b of the redevelopment plan should be 
revised to provide that all signs will comply with 
the size requirements of the Land Development 
Ordinance. 

 

Mr. Swanson moved and Mr. Belmont seconded a motion directing that 
the above recommendations be submitted to the Township Committee 
and that the ordinance adopting the Redevelopment Plan as presented 
not be adopted, but revised to be consistent with the 
recommendations set forth hereinabove.  It was voted on and passed.  
 
Roll Call Vote: 
 
Ayes: Belmont, Kiss, McLaughlin, Murphy, Swanson, 

Peters-Manning, Sandom 
Nays:  None 
Abstain:  None 
Absent: Clarke, Khare, Kuchinski, Parker 
Not Voting: None 
 
Ms. Murphy asked for questions or comments from the public for 
items not on the Agenda.  Seeing none, and there being no further 
business, the meeting was adjourned at 10:51 p.m. 
 
      Respectfully submitted, 
 
 
 

     __________________________ 
     Linda Barbieri 
     Recording Secretary 

 
The audio recording of this meeting can be accessed here:  
https://nj-
hopewelltownshipmercer.civicplus.com/DocumentCenter/View/2886/Ma
rch-1-2018-Special-Planning-Board-MP3 
 
U:\Planning\Minutes-PB-2018\SPB-03-01-18.doc 
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https://nj-hopewelltownshipmercer.civicplus.com/DocumentCenter/View/2886/March-1-2018-Special-Planning-Board-MP3
https://nj-hopewelltownshipmercer.civicplus.com/DocumentCenter/View/2886/March-1-2018-Special-Planning-Board-MP3


B   A   N   I   S   C   H 
       A   S   S   O   C   I   A   T   E   S,    I   N   C. 

Planning and Design 
 

111 Main Street, Flemington, NJ 08822     908-782-0835/7636(fax)      frankbanisch@banisch.com 
 

Memorandum 
To: Hopewell Township Committee   

From: Hopewell Township Planning Board  

Date: February 28, 2018 (REVISED)  

Subject:    Consistency Review of Redevelopment Plan as Amended to include Block 85, Lot 30 and 
Block 86, Lots 32, 33, 34 and 130 

 
 

The Redevelopment Plan for Block 85, Lots 3, 4, 5.01, 7 and 24 (November 2017) has been revised 
to include Block 85, Lot 30 and Block 86, Lots 32, 33, 34 and 130.  This revised Redevelopment 
Plan has been forwarded to the Planning Board for a Master Plan Consistency Report. 

The ordinance has been sent to the Board in accordance with the Board’s Referral Powers under 
NJSA 40:55D-26 of the Municipal Land Use Law (MLUL), which reads in pertinent part: 

“40:55D-26 Referral powers. 

a. Prior to the adoption of a development regulation, revision, or amendment 
thereto, the planning board shall make and transmit to the governing body, within 35 
days after referral, a report including identification of any provisions of the proposed 
development regulation, revision or amendment which are inconsistent with the 
master plan and recommendations concerning these inconsistencies and any other 
matters as the board deems appropriate.  The governing body, when considering the 
adoption of a development regulation, revision or amendment thereto, shall review 
the report of the planning board and may disapprove or change any recommendations 
by a vote of a majority of its full authorized membership and shall record in its 
minutes the reasons for not following such recommendations …….” 

The Planning Board has previously reviewed the Redevelopment Plan for Block 85, Lots 3, 4, 5.01, 7 
and 24 (November 2017) for consistency with the Township Master Plan. This report has been 
prepared in response to the Township Committee forwarding to the Planning Board a revised 
Redevelopment Plan for Block 85, Lots 3, 4, 5.01, 7, 24 and 30 and Block 86, Lots 32, 33, 34 and 
130.   

As was the case with the November 2017 Redevelopment Plan, this revised plan establishes two new 
zones:   

• Inclusionary Multi-family (IMF-x) in place of the R-100 Single Family Residential Zone,  

• C-1-A Retail Service Zone in place of the C-1 Zone 

The IMF-X Zone provides for inclusionary multifamily development of the block 85 Lot 3 (Zaitz 
tract), which the Township purchased for affordable housing purposes, and four (4) additional lots 
(Block 86, Lots 32, 33, 34 and 130).   
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The C-1-A Zone permits a variety of retail and service uses similar to those currently permitted. 
 
Consistency with Hopewell Township Master Plan 
 
The Board has compared the proposed Redevelopment Plan ordinance to the Land Use Plan Element 
of the 2002 Master Plan, the 2005 Circulation Plan and the 20181 Housing Plan Element, and finds 
that the C-I A Zone is substantially consistent with the current C-1 designation in the master plan 
Land Use Plan.  However, the IMF-X Zone, which will permit a neighborhood of multi-family 
housing within the R-100 Single Family Zone, is inconsistent with the relatively low density 
residential land uses programmed for this site in the Land Use Plan.   

Notwithstanding this Land Use Plan inconsistency, the proposed IMF-X Zone advances many goals 
of the Hopewell Township Master Plan.  These include developing a balanced land use plan, 
providing for safe and convenient traffic flow and meeting the constitutional mandate to provide for 
the Township’s fair share of the regional need for affordable housing.   
 
Intent of the Master Plan 
 
The 2002 Master Plan includes the following identified objective under the heading “Land Use and 
Management: 

 
• To provide for a reasonable balance among various land uses that respects and 
reflects the interaction and synergy of community life. 

 
The 2002 Master Plan also includes the following objectives under the heading “Housing”: 

 
• To provide for a variety of housing types which respond to the needs of households 
of varying size, age, and income, persons with disabilities and emerging 
demographic characteristics.  
• To promote and support the development and redevelopment of affordable housing 
intended to address the Township’s fair share of the region’s lower income housing, 
particularly in areas served by public transportation which connect to areas of 
employment.  
• To provide a range of housing opportunities within the Township, with densities and 
lot sizes that respond to the capabilities and limitations of natural systems and 
available infrastructure. 
 

These objectives from 2002 continue to guide the February 2018 Housing Element and Fair Share 
Plan.  The 2018 Fair Share Plan includes Block 85 Lot 3 (Zaitz tract within the proposed IMF-X 
Zone) as a compliance site upon which 78 affordable units will be constructed. 

Additionally, the 2005 Circulation Plan included the following goals, which are advanced by the 
Redevelopment Plan and the IMF-X District: 

• To create a circulation plan sufficient to accommodate planned development. 
• To encourage proactive planning and regulation to ensure the adequacy of 
transportation facilities for planned future development, including the establishment 
of appropriate street design standards, the establishment of public/private 
partnerships for funding mechanisms, the coordination of transportation modes to 
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accommodate changing commuter patterns, and the establishment of park and ride 
facilities and shuttle service. 
• To coordinate with other municipalities, governmental bodies and corporate 
partners for a regional approach to transportation that respects and enhances the 
character of the community. 
• To de-emphasize further highway development or extension into agricultural or 
scenic areas. 
• To develop alternative routes in congested areas to improve safety. 
• To establish transportation policies and programs that improve connections among 
housing, employment and commercial uses, including provisions for vehicular and 
pedestrian travel and bicycle paths. 
• To promote transit alternatives in new and existing development to reduce traffic 
congestion, including ride shares, buses, mass transit, taxis, car/van pools, dial-a-
ride, telecommuting and flextime. 
• To control development in rural areas so that traffic will not exceed the capacity of 
the existing rural road network and historic bridges to provide safe, efficient and 
convenient traffic movements based on rural road service standards designed to 
maintain the character of the community. 
• To recognize that roadways are public lands that deserve aesthetic design 
consideration as well as efficient movement of vehicles, and to carefully preserve 
view sheds and plan entrances to the Township because they represent a visitor’s first 
impression of the Township. 
• To promote the design and development of roadway improvements necessary to 
serve existing population and employment sectors of the Township. 
• To encourage transportation funding for maintenance of the existing transportation 
system, rather than encouraging the development of new systems in rural areas. 
• To establish highway access management plans for arterial highways. 
• To provide for reverse frontage or service roads along congested or hazardous 
roadways. 
• To minimize the impacts of transportation systems on the environment, including air 
and noise pollution. 
 

Roadway improvements through and beyond the redevelopment area, including the IMF-X District, 
are programmed as part of the Redevelopment Plan.  These improvements respond directly to the 
Circulation Plan goals to provide safer more convenient and better connections where possible. 

 

In addition to the above facts and reasons, the following objectives of the MLUL (NJSA 40:55D-2), 
which are objectives of the Hopewell Township Master Plan, are also advanced by this ordinance.  In 
the section below, the MLUL purposes are identified with italics, followed by analysis. 

a. To encourage municipal action to guide the appropriate use or development of all lands in this 
State, in a manner which will promote the public health, safety, morals, and general welfare.   

 
 The proposed rezoning results in an appropriate use of lands purchased by Hopewell Township 

for affordable housing purposes and is part of the Township’s response to the mandate to 
provide affordable housing through municipal zoning.    
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d. To ensure that the development of individual municipalities does not conflict with the 
development and general welfare of neighboring municipalities, the county and the State as a 
whole. 

 
 The proposed rezoning does not conflict with the development or general welfare of any 

neighboring municipality, the County or the State as a whole, and it advances local traffic safety 
and affordable housing goals.     

 
f. To encourage the appropriate and efficient expenditure of public funds by the coordination of 

public development with land use policies 
 
 The proposed rezoning provides affordable housing through inclusionary development without 

the expenditure of public funds, and results in the efficient use of the available public 
infrastructure while limiting the extension of such infrastructure. 

 
i. To promote a desirable visual environment through creative development techniques and 

good civic design and arrangements 

 The proposed zoning requirements and standards utilize creative development techniques to 
produce good civic design and arrangements, which are subject to detailed Planning Board 
review during the development application process.  

m. To encourage coordination of the various public and private procedures and activities shaping 
land development with a view of lessening the cost of such development and to the more efficient 
use of land   
 
The procedure followed in developing the proposed Redevelopment Plan combines public and 
private procedures that result in an efficient use of land, improved traffic connectivity and 
affordable and market housing.   
 

 
Planning Board Recommendation 
Notwithstanding the Land Use Plan inconsistency between the R-100 Zone and the proposed IMF-X 
District, the Planning Board recommends that the Township Committee adopt the proposed 
ordinance, considering the following facts and reasons: 

1. Lot 3 was acquired to assist the Township in addressing the constitutional affordable housing 
obligation and is now included in the Township’s adopted Housing Element and Fair Share 
Plan as the site of at least 78 affordable units with the possibility of an additional 30 
affordable units. 

2. The proposed ordinance improves the balance of land uses sought in the Master Plan.  

3. The proposed development contemplated by the proposed zoning standards should result in a 
compact building layout and design.   

4. The proposed rezoning will advance the goal of diversifying the housing stock and providing 
affordable housing to meet the constitutional obligation. 

5. The safer reconfiguration of driveways to Route 31 and the development of new road 
connections will advance the circulation planning goals of Hopewell Township. 
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For all of the above reasons, the Planning Board finds that while the IMF-X District in the proposed 
Redevelopment Plan is technically inconsistent with the Land Use Plan element of the Master Plan, 
the proposed Redevelopment Plan advances many goals of the local Master Plan and the MLUL, is 
an essential and long standing component in the Township’s Fair Share Plan and strikes a reasonable 
balance among the many relevant planning considerations. Thus, the Planning Board recommends 
adoption of the Redevelopment Plan for Block 85, Lots 3, 4, 5.01, 7, 24 and 30 and Block 86, Lots 
32, 33, 34 and 130.  
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1. INTRODUCTION 

 

1.1 BASIS FOR THE PLAN 

 

Pursuant to the requirements of N.J.S.A. 40A:12A-6, and at the direction of the Hopewell 

Township Committee (Resolution No. 17-174), the Hopewell Township Planning Board 

undertook a preliminary redevelopment investigation of Block 85, Lots 3, 4, 5.01, 7, 24  

(“Redevelopment Area”), and concluded that these parcels should be designated a non-

condemnation area in need of redevelopment in accordance with the criteria set forth in 

N.J.S.A. 40A:12A-5.  This conclusion was embraced by the Township Committee, as outlined in 

Resolution No. 17-299. The Planning Board subsequently responded to a Township 

Committee directive to examine whether Block 85, Lot 30  and Block 86,  Lots 32, 33, 34 and 130 

constitute a non-condemnation area in need of redevelopment with a February 22, 2018 

preliminary redevelopment investigation, which found these parcels to be essential to the 

effective redevelopment of the remainder of the redevelopment area.  

 

This Redevelopment Plan has also been prepared at the direction of the Hopewell Township 

Committee pursuant to New Jersey’s Local Redevelopment and Housing Law (LRHL) for Block 

85, Lots 3, 4, 5.01, 7 and, 24 and 30 and Block 86, Lots 32, 33, 34 and 130 (“Redevelopment 

Area”). These parcels, which occupy the southwest corner of the intersection of Route 31 and 

Washington Crossing-Pennington Road (CR 546), include over 2,000 feet of frontage on these 

roadways.  The redevelopment area also extends to Diverty Road, where it provides an 

opportunity for a future connection to the signal at Denow Road.   (see Figure 1 – Aerial 

Photo of Redevelopment Area.) 

 

The 651-acre Redevelopment Area consists of the fivesix parcels in Block 85 and four lots in 

Block 86, as follows: 

Block Lot # Tax Map Acreage 

85 3 44.08 

85 4 0.68 

85 5.01 10.45 

85 7 0.5 

85 24 5.22 

85 30 0.23 

86 32 0..34 

86 33 0.39 

86 34 0.39 

86 130 2.2 

 Total Acreage 64.48 
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The Redevelopment Area is includes a compliance site in the Township’s a fair share plan, 

implementing a settlement agreement with Fair Share Housing Center (FSHC) and Intervener 

Lennar, which is an integral part of the Township’s plan to address its 1999 – 2025 housing 

obligation.  The FSHC settlement agreements provides that development of this property will 

include 78 family rental units, affordable to very low, low and moderate income households. 

 

It is noted that Lot 30 in Block 85 and Lots 32, 33, 34 and 130 in Block  86, which waswere not 

initially enumerated by the Township Committee among the parcels for investigation by the 

Planning Board.  The Planning Board adopted an updated Preliminary Investigation 

addressing these lots on February 22, 2018 and not formally recommended that these lots be 

included within the designated an area in need of redevelopment.  One of the lots (Block 85 

Lot 30), is held in common ownership with Lot 24, where it is used as a driveway to Route 31 

from the Wells Fargo Bank.  Since Lot 30 is surrounded by the Redevelopment Area, planning 

and zoning for Lot 30 is included in this Redevelopment Plan. Lots 32, 33, 34 and 130 in Block 

86 provide a unique opportunity for improved access from this new neighborhood to areas to 

the south. 

1.2 REDEVELOPMENT PLANNING PROCESS 

 

The LRHL details the process that a municipality 

must follow to utilize the State’s 

redevelopment powers.  The adoption of a 

redevelopment plan is a precondition for the 

use of these powers, which permit 

municipalities to plan and zone in a manner 

that can remedy the blighting effects of 

underperforming, outdated or obsolete land 

uses and structures. 

 

After adoption of a redevelopment plan, the 

municipality may:  

• Negotiate and collect revenues from a 

redeveloper to defray the costs of the 

redevelopment entity.  

• Clear any area owned or acquired and 

install, construct or reconstruct public 

infrastructure essential to the 

preparation of sites for use in 

accordance with the redevelopment 

plan.  

• Contract for professional services.  

• Contract with public agencies or 

redevelopers for the undertaking of any project or redevelopment work. 

• Lease or convey property or improvements to any party without public bidding. 
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According to the Local Redevelopment and Housing Law (NJSA 40A: 12A-1, et seq.), the 

Redevelopment Plan shall include an outline for the planning, development, redevelopment 

or rehabilitation of the project area sufficient to indicate: 

 

1. Its relationship to definitive local objectives, including appropriate land uses, density of 

population and improved traffic and public transportation, public utilities, recreational 

and community facilities and other public improvements; 

2. Proposed land uses and building requirements; 

3. Adequate provision for the temporary and permanent relocation, as necessary, of 

residents in the project area; 

4. Identification of properties to be acquired, if any; 

5. Any significant relationship of the Redevelopment Plan to Master Plans of contiguous 

municipalities, the County and the State Development and Redevelopment Plan; 

6. Enumeration of deed-restricted affordable units in the redevelopment area and their 

disposition. 

 

1.3 OVERVIEW OF REDEVELOPMENT AREA 

 

Hopewell Township occupies the northwest corner of Mercer County, and is afforded 

advantageous regional highway access via I-95, which straddles the Township’s southern 

boundary.  Route 31 is a direct conduit between the Redevelopment area and I-95, which is 

situated less than one mile south. 

 

The existing conditions on the parcels-in-question in Block 85 are as follows: 

Lot 3 is a 44-acre Township-owned parcel consisting of farm fields and woodlands. It 

was acquired for the production of affordable housing.  Access is informal and provided 

via a farm driveway to CR 546.  

Lot 4 is a 2/3-acre parcel occupied by a 3-bay gas station. The service bays have not 

been converted to convenience retail as is frequently the case, and over the past several 

years there have been numerous attempts at a repair business that have all closed 

within a few months. The site is covered with building and paving and has multiple 

driveways to CR 546 and Route 31. 

Lot 5.01 is a 10.45-acre parcel developed with a Shop Rite supermarket. Situated at the 

southeast corner of the Route 32/CR 546 intersection, the access to Shop Rite is 

complicated by the irregular alignment of a series of driveways that are confusing to 

unfamiliar drivers and which encourages cross-movements that are a safety hazard. This 

is most evident when vehicles exiting Shop Rite attempt to enter the circle and cross 

southbound Route 31 traffic. 

 

Lot 7 is a small (1/2 acre) triangular lot that adjoins Shop Rite along the Route 31 

frontage. It is not in use at this time. 
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Lot 24 is a 5.5-acre parcel occupied by Wells Fargo Bank. The bank building and its 

associated driveways and parking occupy a small portion of the lot in the northeast 

corner, with most of the lot remaining as woodland. 

 

Lot 30 is a 0.23-acre parcel occupied by a drive way from the Pennington Circle to the 

Wells Fargo Bank.  

 

The existing conditions on the parcels-in-question in Block 86 are as follows: 

 

Lot 32 is a 0.34-acre parcel occupied by a single family dwelling 

 

Lot 33 is a vacant 0.39-acre parcel 

 

Lot 32 is a 0.39-acre parcel occupied by a single family dwelling 

 

Lot 130 is a 2.2-acre triangular lot that adjoins the Zaitz tract to the southeast and, 

combined with all or parts of Lots 32, 33 and 34, can provide a connection beyond 

Diverty Road to the Denow Road signal at Route 31. 

  

Figure 2 illustrates the land use character on and immediately adjoining the Redevelopment 

Area in Hopewell Township, and Figure 3 – “Property Tax Class” illustrates the tax 

classification for each parcel.  The character and extent of land uses surrounding the PQ can 

be briefly summarized as follows: 

 

To the west – single family homes fronting upon CR 546 

To the north - single family homes on CR 546, a gas station on Route 31 

To the east – medical offices, convenience/gas  

To the south – along Route 31 - vacant lot on Route 31, Township open space 

  Along Diverty Road – single family dwellings 

 

The Redevelopment Area’s location, with direct access to State Route 31 and proximity to I-

95, gives it advantageous regional accessibility that will benefit all proposed uses. New road 

connections that this redevelopment can engender, including a new connection to Route 31 

at Denow Road from the north and west, can help keep unnecessary traffic out of the 

Pennington Circle. 

1.4 OVERVIEW OF REDEVELOPMENT PLAN  

 

Situated roughly ½ mile south of Pennington Borough, the Pennington Circle, while recently 

upgraded, is nonetheless still plagued with a multiplicity of driveways to adjoining land uses.  

While these driveways occur on both northbound and southbound legs of the circle, including 

the liquor store to the north and convenience gas to the east, the concentration of traffic-

interrupting driveways is most densely clustered on the parcels in question, between Wells 

Fargo Bank and Shop Rite.  Access to Shop Rite is complicated by the irregular alignment of a 
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series of driveways that are confusing to unfamiliar drivers and that encourage cross-

movements that are a safety hazard.   

 

Comprehensive redevelopment of these commercial sites is encouraged, in part to reduce the 

number of driveways and optimize driveway locations – both key factors in improving traffic 

flow and safety.  Inclusionary residential development is also planned within the 

Redevelopment Area, as seen on Figure 34, “Land Use PlanRedevelopment Concept Plan”,  is 

an illustrative representation of the conceptual circulation and land use plan that will guide 

redevelopment. This plan generallywhich indicates the distribution of future land uses within 

the Redevelopment Area.   

 

Figure 45, “Circulation PlanConcept Plan – Denow Road Extension”, depicts the conceptual 

approach to providing enhanced access to regional travelers, local residents and occupants of 

the Redevelopment Area, by extending the new road through and beyond the 

Redevelopment Area to connect with the traffic signal at Denow Road and Route 31 .  This 

plan will also reduce the number of driveways to Route 31 and relocate the Shop Rite 

driveways to eliminate traffic safety hazards associated with the current flow pattern. 

 

This Redevelopment Plan creates an inclusionary multi-family residential zone on the largely 

undeveloped acreage and provides for an upgraded community-serving retail node in the 

area of existing commercial uses.  These combined uses advance a variety of local community 

planning objectives, including the provision of affordable housing as part of a balanced 

housing plan.    Other objectives include improving traffic safety and access, by reducing the 

proliferation of driveways on and near the circle and eliminating irregular driveway 

alignments affecting traffic safety at the Route 31 Circle. 

2.  CONTEXT, VISION AND GOALS  

2.1 CONTEXT  

 

The 2009 Hopewell Township Land Use Plan, which echoes the goals, objectives and policies 

of the 2002 Hopewell Township Master Plan, includes most of the Redevelopment Area 

within the R-100 Zone (44 acres) which permits single-family homes on lots as small as 20,000 

square feet
1
.  The remainder of the Redevelopment Area (17 acres) is located in the 

Neighborhood Retail (C-1) Zone, which permits a variety of retail and service uses on lots of at 

least 80,000 square feet.  The C-1 Zone was created to recognize existing retail uses that can 

serve local retail needs while preventing further strip commercial development.  The C-1 Zone 

was also designed to assist in the development of lower income housing. 

At the time of adoption of the 2002 Master Plan and the 2009 Land Use Plan, Hopewell 

Township had no reliable guidance regarding its post 1999 affordable housing obligation.  

Nonetheless, Hopewell Township’s continuing efforts to address its post 1999 constitutional 

fair share obligation resulted in 149 post-1999 affordable units and credits. 

 

                                                 
1
 The ordinance permits a cluster provision on 7,000 square foot lots. 
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The Township has recently received Court approval to address a 1999–2025 affordable 

housing obligation of 1,141 low- and moderate-income housing units and, after substantial 

deliberation, has determined that the subject property is an appropriate site to permit 

higher-density inclusionary development.  

 

The property is well-situated to provide for inclusionary residential development, having 

sufficient developable land to accommodate the buildings, parking and amenities and all 

necessary infrastructure and advantageous regional highway access.   

 

This Plan establishes the vision for redevelopment of the property and identifies 

opportunities and constraints specific to the site.  It also identifies the intended future uses, 

their arrangement and design and method of implementation of the plan.   

 

2.2 GOALS & OBJECTIVES 

 

This Redevelopment Plan is a key component of Hopewell Township’s comprehensive 

strategy to address its affordable housing obligation. This Plan aims to: 

 

• Aid Hopewell Township in addressing its affordable housing obligation (1999-2025) 

through creation of a planned neighborhood of higher-density inclusionary 

housing at the site (IMF-X) 

• Encourage redevelopment with relocated and improved driveway access to 

ameliorate traffic safety hazards at and near the Rt. 31 circle  

• Advance Hopewell’s long-standing goal to provide a wider variety of housing types 

within the Township 

• Guide redevelopment on the property to ensure that the new housing 

opportunities created will be desirable and marketable 

• Provide development standards that facilitate the construction of affordable 

housing, improve the character of commercial development and protect the 

character of surrounding areas of Hopewell Township.  

• Encourage aesthetically pleasing architectural design, layout and finishes  

• Lay out a vision for redevelopment that incorporates strategies to create a “sense 

of place” at the property 

• Examine planning documents from surrounding municipalities, Mercer County and 

NJ SDRP for consistency  

 

2.3  VISION  

 

Market trends are demonstrating an increasing demand for alternatives to single family 

homes on individual lots.  The “bookend generations” – Baby-boomers and Millennials – are 

seeking out these alternatives and are looking for more walkable locations.  This 

Redevelopment Area is an attractive mixed use redevelopment opportunity, including 

housing and commercial uses in a new neighborhood with proximity to I-95 and surrounding 

regional employment, shopping and recreation.   
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A new neighborhood of aesthetically pleasing, low-maintenance apartments and townhouses 

will promote an active lifestyle and will respond to the housing needs of a broad cross section 

of the population.  Amenities will include recreation facilities, including a clubhouse, tot lot, 

walkways and bike paths.  These units will also bring residents who come to the Township 

looking for its many attributes and may later choose to buy a home here.  

 

The units will be arranged to maximize connectivity and echo a traditional neighborhood 

design, with a central green that is well-defined by use of “street walls.”  Amenities including 

recreational buildings, clubhouses, tot lots, barbeque patios and other common areas will be 

connected with pathways to promote walking and bicycling on site.  With a focus on design 

that promotes the health, happiness and wellbeing of residents, the IMF-X zone puts a special 

emphasis on human-scale streetscape elements (such as benches and streetlights) and 

landscaping that incorporates native plants, trees and shrubs. This Redevelopment Plan also 

seeks to reform the character of existing commercial development on Route 31, improve 

accessibility and highway safety and provide for a range of multiple family housing types that 

appeal to households of varying sizes, ages, and income levels.  

 

The CA-1-A zone is intended to encourage redevelopment of commercial properties with 

relocated and improved driveway access that will make this section of Route 31 safer and 

more efficient.  This redevelopment area is also deemed an appropriate location for a 

convenience store dispensing motor fuels, when designed to adequately accommodate the 

use.   

2.4 REDEVELOPMENT PLAN’S RELATIONSHIP TO HOPEWELL TOWNSHIP MASTER PLAN 

 

Hopewell Township has spent the past several years examining opportunities for affordable 

housing to address its constitutional fair share obligation. Primary among the Township’s 

objectives haves been improved safety along Route 31 and the identification of realistic 

opportunities for the creation of affordable housing.  This Redevelopment Area has Block 85, 

Lots 3, 4, 5.01, 7 and 24 have been found to provide such an opportunity through inclusionary 

residential development. 

 

This Redevelopment Plan is consistent with the following basic principles of the 2002 Master 

Plan and its goals and objectives: 

 

a. A variety of housing and a balance of opportunities to live, work and play in safe and 

attractive surroundings should be provided in part by identifying locations and 

developing criteria for mixed use development. 

 

Rationale: The rezoning of this site will expand and diversify the local housing stock and 

will assist low and moderate-income households in finding decent, safe, affordable housing.  

It will also assist young people and older households of all income levels looking to live in a 

high-quality rental community with upscale amenities. 
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b. An efficient circulation system that promotes important circulation linkages, retains 

the character of the rural road network and provides for safe vehicular, pedestrian, 

equestrian and bicycle movements should be maintained. 

 

Rationale:  The redevelopment of the subject property is an efficient use of the existing 

highway system and will improve future access options through this portion of the Township.  

In addition, train service to New York, Philadelphia and throughout the Northeast Corridor is 

available within a short ride. A network of pedestrian and bicycle pathways will be 

incorporated into the neighborhood design. 

 

In addition, the redevelopment of the parcels-in-question will enhance the safety of 

vehicular, pedestrian and bicycle traffic by reducing the number of driveways on and near the circle 

and eliminating irregular and hazardous driveway alignments at the Route 31 Circle. 

 

c. Farmland and open lands should be retained and the impacts of development should 

be limited throughout the valley and mountain areas in part by allowing the use of 

techniques to encourage development to designated villages and hamlets. 

 

d. To protect the rural character and unique sense of place of the Township. 

 

Rationale:  The subject property is not in the rural Valley or Mountain zones, where 

farmland and other land preservation is a Township priority.  Compact development in 

locations like this helps limit development impacts in the remaining rural areas. 

 

e. To promote the goals and objectives of Hopewell Township through the incorporation 

of local policies and strategies that respond to the basic premises, intent and purposes 

of the State Development and Redevelopment Plan and the Mercer County Master 

Plan. 

 

Rationale: Pursuant to the settlement agreement between Hopewell Township and FSHC, 

the subject property will be an integral part of the Township’s response to its affordable 

housing obligation. The State Planning Commission has placed the site in Planning Area 2, an 

area in which the State Development and Redevelopment Plan (SDRP) encourages growth 

and the production of inclusionary development.  The Mercer County Master Plan supports 

the goals and objectives of the SDRP. More information about how this Redevelopment Plan 

relates to the SDRP and Mercer County’s Master Plan can be found in Section 65, Plan 

Consistency Review.  

 

f. To continue and expand upon land use policies that promote controlled development 

at suitable locations and appropriate intensities by directing and limiting the more 

intense development to areas where sanitary sewer service and public water supplies 

exist or are planned, and by discouraging the extension of growth-inducing 

infrastructure into rural areas. 
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Rationale: The SDRP locates the site in Planning Area 2, a location where infrastructure is 

planned and growth is encouraged.  The site is particularly appropriate for higher density 

housing due to: 

• its immediate access to State Route 31 and proximity to Interstate 95  

• the ability to provide public water and sewer to the site (located within ELSA 

sewer service area)  

 

g. To provide for a variety of housing types which respond to the needs of households of 

varying size, age and income, persons with disabilities and emerging demographic 

characteristics. 

 

Rationale: Over the past 40 years, household sizes have been steadily decreasing, while 

there has been an increase in the percentage of older households.  The demographic trends 

indicate that virtually all of New Jersey’s growth over the next 20 years will be in smaller 

households that are under 35 and over 55.  These are households that tend to rent, and 

demographers that study changes in household formation on housing demand project a 

strong increase in demand for rental housing. 

 

Regarding the younger households, the Joint Center for Housing Studies at Harvard University 

concludes: 

Meanwhile, the aging of the millennial generation over the coming decade 

will lift the number of households in their 30s by 2.4–3.0 million, 

depending on immigration trends. But these numbers vastly understate the 

impact of this group on housing demand since they will account for most 

newly formed households in the coming decade. Indeed, the millennials 

will make up fully 24 million new households between 2015 and 2025, thus 

driving up demand for rentals and starter homes.
2
 (emphasis added) 

 

In addition, the Joint Center for Housing Studies at Harvard University notes the following 

national trend regarding rentals: 

Two broad trends will drive future growth in renters: the imminent surge 

in the number of older households and the increasing racial/ethnic 

diversity of younger age groups. Over the coming decade, the number of 

renters aged 65 and older is projected to rise by about 2.2 million and 

account for roughly half of all renter growth. The aging of the population 

also means that the share of renters that are single persons or married 

couples without children will soar.  

 

The redevelopment at the subject property thus responds not only to a wide range of 

incomes, but also to the varying household size and age characteristics, and emerging 

demographic trends that will continue to impact the Township and the region.  

 

                                                 
2
 State of the Nation’s Housing, 2014, page 16. 
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h. To promote and support the development and redevelopment of affordable 

housing intended to address the Township’s fair share of the region’s lower 

income housing, particularly in areas served by public transportation which 

connect to areas of employment. 

 

Rationale: The redevelopment of the subject property is an integral part of a settlement 

to address the Township’s 1999 – 2025 fair share.  It is located adjacent to Interstate 95; this 

direct connection to a major highway will connect residents to regional employment 

opportunities. A relatively short drive allows residents access to direct train service to 

Philadelphia, New York and throughout the Northeast Corridor. 

 

i. To provide a range of housing opportunities within the Township, with 

densities and lot sizes that respond to the capabilities and limitations of 

natural systems and available infrastructure. 

 

Rationale: The IMF-X zone provides an opportunity to expand the range and diversity of 

Hopewell's housing supply and includes townhouses and apartments serving a wide range of 

housing needs.  The subject property lies within the ELSA sewer service area.  

 

j. To establish transportation policies and programs that improve connections 

among housing, employment and commercial uses, including provisions for 

vehicular and pedestrian travel and bicycle paths. 

 

Rationale: The subject property is consistent with this goal in that the housing has easy 

access to employment and commercial opportunities through its location on Route 31 and 

proximity to the Interstate 95 interchange. Pedestrian and bicycle circulation systems will be 

incorporated in the design to connect open space and common areas.  

 

k. To control development in rural areas so that traffic will not exceed the 

capacity of the existing rural road network and historic bridges to provide 

safe, efficient and convenient traffic movements based on rural road service 

standards designed to maintain the character of the community. 

 

Rationale: The use of the subject property as a commercial and multi-family inclusionary 

housing site will limit traffic on rural roads because of its direct access to State Route 31 and 

proximity to Interstate 95. 

 

The spirit of Hopewell Township's Master Plan goals and objectives has served to guide this 

Redevelopment Plan, ensuring it promotes the Township’s long-standing goals and objectives, 

and that the resulting redevelopment will harmonize with established nearby neighborhoods 

and preserve the high quality of life in Hopewell. 
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This map was developed using New Jersey Department of 
Environmental Protection Geographic Information System 
digital data, but this secondary product has not been NJDEP 
verified and is not State-authorized. 
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