
Redevelopment Plan for a Portion of Block 46, Lot 8.01  
 

311 Pennington-Rocky Hill Road 
Township of Hopewell, New Jersey 

September 17, 2021 

 

Formerly Bristol-Meyers Squibb 

Prepared in Consultation with Banisch Associates, Inc. 

The original document was appropriately signed and sealed on March 30, 2021 in accordance 
with Chapter 41 of Title 13 of the State Board of Professional Planners. 

 

_________________________________ 

Francis J. Banisch III, PP, AICP 

Professional Planner License No. 1686 

  



September 17, 2021 

Table of Contents 
I INTRODUCTION ................................................................................................................................. 1 

I.A Statutory Basis for the Redevelopment Plan ............................................................................. 1 

I.B Description of Redevelopment Area Boundaries ....................................................................... 2 

I.C Site History and Existing Land Use ............................................................................................. 3 

I.D Property Reference for Redevelopment Plan Purposes ............................................................ 4 

II PLAN VISION AND OBJECTIVES ........................................................................................................ 5 

II.A Redevelopment Plan Goals and Objectives ............................................................................... 5 

III LAND USE & DEVELOPMENT PLAN.................................................................................................. 6 

III.A Note on Plan Terminology............................................................................................................ 6 

III.B Definitions .................................................................................................................................... 6 

III.C Land Uses ..................................................................................................................................... 7 

III.D Bulk and Related Development Requirements ....................................................................... 11 

IV RELATIONSHIP TO DEVELOPMENT REGULATIONS AND OTHER PLANS ..................................... 14 

IV.A Relationship to the Hopewell Township Land Use and Development Ordinance ................. 14 

IV.B Relationship to the Hopewell Township Master Plan ............................................................. 14 

IV.C Relationship to Master Plans of Adjacent Municipalities ....................................................... 14 

V REDEVELOPMENT ACTIONS .......................................................................................................... 15 

V.A Outline of Proposed Actions ..................................................................................................... 15 

V.B Provision of Improvements ....................................................................................................... 15 

V.C Properties to be Acquired ......................................................................................................... 15 

V.D Relocation .................................................................................................................................. 15 

V.E Other Actions ............................................................................................................................. 15 

VI GENERAL PROVISIONS .................................................................................................................. 16 

VI.A Site Plan & Subdivision Review ................................................................................................ 16 

VI.B General Development Plan ...................................................................................................... 16 

VI.C Adverse Influences .................................................................................................................... 16 

VI.D Non-Discrimination Provisions ................................................................................................. 16 

VI.E Deviation Requests ................................................................................................................... 17 

VI.F Procedure For Amending The Approved Plan .......................................................................... 17 

VII OTHER PROVISIONS ...................................................................................................................... 18 

 

 

  



September 17, 2021 

1 

I INTRODUCTION 

I.A Statutory Basis for the Redevelopment Plan 
This Redevelopment Plan has been prepared for a portion of Block 46, Lot 8.01 (“Redevelopment 
Area A”) within the Township of Hopewell (“Township”) in Mercer County, New Jersey. 
Redevelopment Area A is located in the east-central portion of the Township on a portion of Block 
46, Lot 8.01 situated along Pennington-Rocky Hill Road, to the north of the Borough of Pennington. 
Redevelopment Area A is comprised of the portion of Lot 8.01 that is bounded by an existing internal 
circulation ring road (“ring road”) that contains previously constructed improvements and vacant 
lands; the area of the ring road; and the area of existing access drives from the ring road to public 
roadways. The previously constructed improvements consist of 33 buildings with a combined floor 
area of 1.14 million square feet, all of which were formerly utilized as the Bristol-Myers Squibb 
(“BMS”) research and development campus. The balance of the subject Lot 8.01, along the southern 
and eastern portions of the site consist of agricultural and open space lands. According to the official 
tax maps of the Township, Block 46, Lot 8.01, otherwise known as 311 Pennington-Rocky Hill Road, 
contains a total of 433± acres. Redevelopment Area A, defined herein as the area within the ring 
road, the area of the ring road, and the extension of the ring road at its three existing access points 
to public roads, and contained within the portion of Lot 8.01, comprises 160.6± acres, or 
approximately 37% of the total lot area. The boundary of Redevelopment Area A is highlighted in 
Figure 1. 

Figure 1: Boundaries of Redevelopment Areas A  

 

Portion of Block 46, Lot 8.01 (Blue Border) with Redevelopment Area A in Yellow  
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On March 2, 2020 the Township Committee by Resolution No. 20-102 authorized the Planning 
Board to conduct an investigation of the area in order to determine whether the subject property met 
the requirements for designation as a non-condemnation “area in need of redevelopment” as 
established under N.J.S.A. 40A:12A, to be undertaken by the Township’s consulting planners, 
Banisch Associates, Inc.  On May 28, 2020, the Planning Board held a public hearing on the study 
which was entitled “Preliminary Investigation Report for Designation of a Non-Condemnation Area in 
Need of Redevelopment, Block 46, Lot 8.01, Hopewell Township, Mercer County, New Jersey,” 
signed and sealed by Francis J. Banisch III, AICIP/PP, of Banisch Associates, Inc. The Planning Board 
subsequently determined, based on the results of the investigation, that the study area qualified as 
an area in need of redevelopment and made a formal recommendation to the Township Committee 
to so designate the area in a resolution adopted at a meeting on June 25, 2020. On July 20, 2020, 
the Township Committee adopted Resolution No. 20-267 designating the study area as an area in 
need of redevelopment.  

I.B Description of Redevelopment Area Boundaries 
The former BMS campus is divided into two parts.  The entire lot is bounded generally by Pennington-
Rocky Hill Road to the east; the Stony Brook to the south and west; and Titus Mill Road to the north. 
Redevelopment Area A, the subject of this redevelopment plan, is located within the central portion 
of Lot 8.01 and is defined as the area within the ring road, the area of the ring road, and the 
extension of the ring road at its three existing access points to public roads. Redevelopment Area A 
also includes the improved portion on the northern access road extending to Pennington Rocky Hill 
Road that encompasses the existing guard house and controlled entry point to the developed 
campus within the ring road.   

Redevelopment Area B constitutes the area outside the ring road, or more specifically the balance of 
the current tract identified as Block 46, Lot 8.01 outside of the area herein defined as 
Redevelopment Area A. Redevelopment Area B is not the subject of this redevelopment plan. 
However, prior approvals granted on the subject property tie the preservation of lands outside the 
ring road to phased development previously contemplated within the ring road (now defined as 
Redevelopment Area A).  

While the subject of this Redevelopment Plan focuses on Area A, the phased preservation of lands 
within Area B remain a critical component of this Redevelopment Plan as further described herein.  

With regards to surrounding land uses, open space and agricultural lands are generally located to 
the north and northwest of Redevelopment Area A, with a significant portion of the preserved open 
space maintained by the Watershed Institute. Single-family residences and agricultural lands are 
located to the east across Pennington-Rocky Hill Road. Single-family residences are also located to 
the south across the Stony Brook and King George Road. Agricultural uses and single-family 
residences are located to the west across the Stony Brook. Principal access to Redevelopment Area 
A is provided via two access drives along Pennington-Rocky Hill Road and one access drive along 
Titus Mill Road. 
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I.C Site History and Existing Land Use 
Redevelopment Area A formerly served as Bristol-Myers Squibb’s research and development (“R&D”) 
campus, including 1.14 million square feet of development located in the northern portion of the 
site. The campus was developed with a network of interconnected facilities with a central power 
plant and wastewater treatment facilities. Existing development on the site includes 500,000 square 
feet of R&D space; a 60,000 square foot biology research lab; a 58,000-square foot biologic 
manufacturing practices building; a 160,000-square foot data center; and 300,000 square feet of 
general office space. This development is located within a perimeter ring road that encircles the 
developed portion of the site and establishes the boundary of the developable lands with the 
Redevelopment Area A. Active agricultural uses, including some areas with preservation easements, 
are located on 190 acres outside of the ring road to the south, east, and west of the developed area. 
An additional 70 acres are undeveloped as part of the Stony Brook flood plain.  

Prior to its use by BMS, the Redevelopment Area served as the site of the Mobil Research and 
Development Corporation. Mobil received GDP approval from the Township of Hopewell in 1990 to 
allow a total build out of 2.8 million square feet of research and office space, with a vesting period 
through 2012. After Mobil vacated the site in 1995, BMS acquired the property in 1997. In 2005, 
before the expiration of the GDP vesting period, BMS applied for and received new GDP approval to 
permit the same 2.8 million square feet of office space, for a maximum floor area ratio of 15% on 
the site. The new GDP approval was memorialized by Resolution 05-067 on December 15, 2005. 
Nearly all development was proposed to be clustered inside the existing ring road to create a 
compact development plan in a different arrangement than was previously approved for Mobil. The 
GDP approval involved a voluntary preservation plan for the farmland on site, for which an easement 
would be dedicated in phases, triggered by construction of additional commercial square feet on the 
site. At the time of the 2005 GDP approval, the Redevelopment Area was improved with 
approximately 970,000 square feet of research, laboratory, office, and accessory uses. 
Approximately 170,000 square feet of additional space has been constructed since then, bringing 
the current development total to 1.14 million square feet. The phased plans for farmland 
preservation were itemized in Exhibit A attached to Resolution 05-067. A copy of Resolution 05-067, 
with the referenced exhibits is enclosed in this Redevelopment Plan as Appendix A. 

In 2016, BMS announced plans to close their Hopewell campus as part of a company-wide 
restructuring of office space and began subleasing portions of the Redevelopment Area to other 
uses, indicating a shift from the prior model of a single-user campus as envisioned in the 2005 GDP. 
In July 2017, the Township of Hopewell initially reached a Settlement Agreement with Fair Share 
Housing Center to address their affordable housing obligation, followed by the initial adoption of the 
Third Round Housing Element and Fair Share Plan (“HEFSP”) in November 2017. In light of BMS’s 
plan to vacate and sell their campus, the Township and Fair Share Housing Center agreed that the 
Township would amend the RO-1 Zoning District to permit inclusionary residential development so as 
to provide a realistic opportunity for the creation of 50 units of affordable housing. The Township’s 
Land Use and Development Ordinance was amended in 2018 to permit inclusionary residential 
development in the RO-1 Zone at a meeting of the Township Committee held on April 9, 2018. The 
Settlement Agreement and HEFSP were both subsequently amended in 2019 to further address the 
Township’s housing obligation while continuing to propose 50 units at the BMS site. The Township 
was granted Final Judgment of Compliance and Repose on their Amended Settlement Agreement 
and Amended HEFSP in September of 2019.  
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In furtherance of efforts to help facilitate the adaptive reuse of the campus, the Township amended 
the Land Use and Development Ordinance (Section 17-168) in June 2020 (Ordinance No. 19-1716) 
for the RO-1, Research/Office Districts, to allow the permitted principal uses and the permitted 
conditional uses contained within the ordinance to be operated by one or more tenant occupants or 
by one or more owners on the property. 

The subject property was sold in June 2020 after BMS had fully vacated the premises. As described 
in the previous section, the site was found to be an area in need of redevelopment in July 2020 in 
accordance with N.J.S.A. 40A:12A-5b due to the discontinuance of its prior use.  

I.D Property Reference for Redevelopment Plan Purposes 
The current property, identified on the Hopewell Township Tax Maps as Block 46, 8.01, contains 
432.698 acres, as recorded on the current survey on file for the property. With the revisioning of the 
property through the Redevelopment Process, in accordance with N.J.S.A. 40A:12A-5b, and the 
recent revisions to the Research Office (RO) District that permits multiple ownership and future 
subdivision of the subject property, the area of the property or tract is anticipated to be altered with 
the advancement of the Redevelopment Plan.  

For the purposes of preserving critical controls for open space preservation and lot coverage 
references, and retaining consistency with prior township approvals, the area of the subject property 
in its current configuration of 432.698 acres is hereby established as the “Tract Boundary” for the 
purposes of defining the total land area as it relates to bulk standards established within this 
Redevelopment Plan.  
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II PLAN VISION AND OBJECTIVES 

II.A Redevelopment Plan Goals and Objectives 
This Redevelopment Plan provides a framework for the redevelopment of a portion of the former 
BMS campus (Redevelopment Area A) as a mixed-use environment principally consisting of research 
and development; fabrication and assembly of pharmaceutical, scientific and high-tech equipment; 
office; and agriculture, all of which shall offer opportunities for multiple property owners and a variety 
of tenants. The Redevelopment Plan sets forth standards and guidelines for land use, bulk, parking 
and design. Some Plan elements are fixed while other standards are flexible and are to be used as 
guidelines for ensuring that development meets the Plan’s goals and objectives described below. 

The specific goals and objectives of the Redevelopment Plan are as follows: 

• To continue the utilization of viable portions of the campus for research, development 
and office uses that have historically been productive on the site. 

• To expand permitted uses to encourage opportunities in life sciences, commercial 
pharmaceutical manufacturing, and similar fields. 

• To encourage the use of automated processes within the permitted uses dedicated to life 
sciences, commercial pharmaceutical manufacturing, and similar fields. 

• To introduce new commercial uses in a manner that will be sensitive to the existing 
environmental context and surrounding uses. 

• To continue the preservation of farmland and environmentally sensitive areas.  
• To provide for an appropriate redevelopment scheme that will replace what has 

historically been a significant property tax revenue generator for the Township. 
• To establish site and building design standards that will foster high-quality development 

within the Redevelopment Area. 
• To maintain and advance the objectives for sustainability and environmental stewardship 

outlined in the former General Development Plan, for protection of the aquifer and the 
Riparian buffers of the Stony Brook. 

• To adhere to the Stormwater Management requirements of both N.J.S.A. 7:8, et. al. and 
Section 17-82 of the Hopewell Township Land Use and Development Ordinance. 
requirements 
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III LAND USE & DEVELOPMENT PLAN 

III.A Note on Plan Terminology 
Throughout this Redevelopment Plan, a meaningful distinction is made in the regulations between 
“shall” and “should.” 

“Shall” means that a developer is required to comply with the specific regulation, without deviation. 

“Should” means that a developer is encouraged to comply but is not required to do so. The Planning 
Board will entertain any modification that meets the underlying spirit and intent of the regulation 
and/or the Redevelopment Plan generally. 

III.B Definitions 
For the purposes of this Redevelopment Plan, the definitions as set forth in §17-181 of the Township 
of Hopewell Land Use and Development Ordinance shall be used, except that the following 
definitions shall be added: 

TRACT BOUNDARY shall mean the total area of the current property known as Block 46, Lot 8.01 
comprising 432.698 acres as of the date of this Redevelopment Plan. References to bulk standards 
contained herein shall be based on the Tract Boundary where noted. The area of the Tract Boundary 
as defined herein shall remain fixed as of the date of adoption of this Redevelopment Plan and will 
not be changed by any future subdivisions within the Tract Boundary.  

AUTOMATED USE shall mean any principal or accessory use that primarily relies on the use of 
computerized control systems and equipment to conduct manufacturing, processing, production, 
assembly, warehousing, or distribution related to a permitted use.  

COMMERCIAL PHARMACEUTICAL MANUFACTURING shall mean a life science use engaged in the 
manufacturing, processing, production, or assembly of products related to the fields of medicine, 
pharmacology, and biologics, which may include synthesis or processing of raw materials. 
Commercial pharmaceutical manufacturing shall be classified as “automated” when primarily relying 
on the use of computerized control systems and mainly utilizing equipment that will grow cell-
cultured materials, which will be purified into final pharmaceutical products and stored in cold 
rooms. 

COMMERCIAL PHARMACEUTICAL FLEX OFFICE/ADMINISTRATIVE/LAB shall mean office space, with 
conference rooms, that may include laboratory areas dedicated to testing and qualifications of raw 
materials and final pharmaceutical products, and employee locker/gowning rooms to support a 
Commercial Pharmaceutical Manufacturing use.   

COMMERCIAL PHARMACEUTICAL WAREHOUSING/DISTRIBUTION shall mean a highly automated 
accessory use where raw materials for a Commercial Pharmaceutical Manufacturing use are stored 
prior to manufacturing and finished pharmaceutical products are stored in cold rooms until 
distribution.   

LIFE SCIENCES shall mean biological or healthcare-related industries primarily engaged in research, 
development, experimentation, design, and/or production, manufacture and assembly in 
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biotechnology, medicine, medical devices, pharmaceuticals, environmental science, and similar 
fields. 

PRODUCTION AND ASSEMBLY shall mean an activity which involves the fabrication, processing, 
manufacturing, combining or transformation of goods or materials into new products. 

III.C Land Uses  
 

The intent of the Redevelopment Plan is to retain the previously established measures to 
preserve open space and continue the utilization of portions of the Plan Area as an innovative 
research and development site, while providing new opportunities for multiple tenants and 
ownership interests and expanded permitted uses, including residential development in 
strategic locations. Most structures presently on the site are proposed to remain and existing 
open space areas easement will be preserved, with new growth proposed for certain targeted 
areas. The overall Redevelopment of the subject property proposes two components: Area A 
comprising a Research, Development and Innovation Component located within the existing 
ring road and Area B comprising the balance of the Tract Boundary outside the existing ring 
road.   

As noted above, the scope of this Redevelopment Plan is limited to Redevelopment Area A 
only. 

 
a) The following principal uses are permitted within Area A, the Research, Development and 

Innovation Component:  
• Offices 
• Life science research, development, experimentation, and/or design 
• Life science production and assembly, subject to the performance standards set forth 

at §17-97 of the Township of Hopewell Land Use and Development Ordinance  
• Commercial pharmaceutical uses, including commercial pharmaceutical manufacturing 

and commercial pharmaceutical flex office/administrative/lab   
• Research, development, experimentation, and/or design in the Life Sciences fields 
• Production and assembly, subject to the performance standards set forth at §17-97 of 

the Township of Hopewell Land Use and Development Ordinance and the restrictions 
contained herein in this Plan 

• Digital data storage warehouses 
• Indoor agricultural uses, such as greenhouses and aquaculture facilities 
• Child-care centers meeting the criteria set forth in §17-161b.7 of the Township of 

Hopewell Land Use and Development Ordinance.  
• Other retail and service uses for employees and residents, limited to 15% of the gross 

floor area of total nonresidential uses and shall be limited to such uses as restaurants, 
banks, pharmacies, and such retail uses as individual clothing and shoe stores, gift 
shops, flower shops, and personal services such as barber shops, beauty salons, 
cleaners, tailors, and shoe repair, or uses similar to any listed herein. 
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a) The following accessory uses are permitted in Area A, the Research, Development and 

Innovation Component: 
• Warehousing and distribution related to and supporting a principal permitted use, 

including life sciences, and commercial pharmaceutical warehousing/distribution  
• Off-street parking and loading areas 
• Restaurants or cafeterias, first aid facilities, recreational facilities, and similar 

convenience facilities for the use of employees and guests 
• Conference center as part of the operations of a permitted use provided it is 

subordinate to the principal use, has less square footage than the principal use, and is 
designed to accommodate fewer personnel than the principal use. In conjunction with 
the conference center, such activities as swimming pools, tennis courts, golf courses, 
and other recreational facilities are permitted provided they are available as an activity 
associated with the accessory conference center or are available only to employees or 
residents living or working within the Plan Area and not operated as a commercial 
facility open to the general public. 

• Sale of products incidental or accessory to the principal use. 
• Helistop located at least 500 feet from any street or property line and at least 2,000 

feet from any residential use, and which shall not be used between 10:00 p.m. and 
7:00 a.m. 

• Electric vehicle charging stations. 
• Maintenance and storage facilities and centralized service facilities serving the uses 

within the Redevelopment Plan Area, including stormwater management facilities. 
• Any other use which is customarily incidental to a principal permitted use. 

 
a) Total Building Area. Area A: Research, Development and Innovation Component shall 

encompass the entire area inside the existing ring road, the ring road itself, and the three 
access roads that extend to the public street network abutting the boundaries of the 
current Block 46, Lot 8.01. Development both within the ring road and within the Tract 
Boundary shall not exceed 2,820,000 square feet of gross floor area, as defined in §17-
181, Definitions, of the Township of Hopewell Land Use and Development Ordinance. 
Figure 2, Conceptual Layout for Redevelopment Area A, provides an illustrative example of 
proposed development potential under this Redevelopment Plan.  

b) Development outside of Redevelopment Area A and contained within the Tract Boundary 
shall reduce the total development area permitted within Redevelopment Area A as 
prescribed in Section 17-168.g.4.(c).12 of the Township of Hopewell Land Use and 
Development Ordinance. 

c) Warehouse Uses. Any warehouse use constructed within Redevelopment Area A shall be 
accessory in nature and support the types of operations within the life science and 
commercial pharmaceutical industries that result in lower intensity reliance on routine 
truck activity for offsite material delivery and distribution. Warehousing and distribution use 
that require higher volumes of routine truck traffic to support the intended operations than 
established herein shall not be permitted. Warehouse Use shall be subject to the following 
limitations within Redevelopment Area A: 
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1) Each warehouse use constructed within Redevelopment Area A shall be accessory to 
one of the permitted principal uses outlined in Section III.C.2, and shall be included 
within any subdivided portion of Redevelopment Area A established for the principal 
use. No warehouse use shall be permitted on any subdivided tract without its related 
principal use.  

2) The sum of the gross floor area related to all warehouse use constructed with 
Redevelopment Area A shall not exceed 15% of the total gross floor area for all 
development permitted within Redevelopment A as defined in Section III.C.4 a & b. 

3) Any new or modified warehouse use proposed to be constructed within 
Redevelopment Area A shall require a Traffic Impact Study to be submitted as part of 
the required Site Plan application to the Planning Board. The Traffic Impact Study 
shall specifically address the anticipated truck delivery activity related to the 
warehouse use and shall address the impacts of the truck traffic activity on the 
public street network servicing the subject property. 

4) Truck traffic associated with warehouse development should be directed to the 
access drives on Pennington Rocky Hill Road, the Major Collector Road serving the 
site, through design, alignment and signage of the internal road network. Traffic 
distribution to and from the site shall minimize impacts to adjacent roads that are of 
a minor collector and/or lower functional classification. 
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Figure 2: Conceptual Layout for Redevelopment Area A 

(Figure inserted in the following page) 
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III.D Bulk and Related Development Requirements  
 

 

a) There shall be no overall requirement for floor area ratio beyond the maximum 
yields set forth in Section III.C.4 of this Plan. 

b) Maximum building height for a principal structure shall be 60 feet as measured 
from the average level of the finished grade along the wall of the structure facing 
the nearest public street to the highest part of the structure, with the following 
exceptions: 
1) Parapet walls, fire walls, and/or decorative cornices shall be permitted to 

extend above the building height limit by no more than 5 feet. 
2) Penthouses or roof structures for the housing of elevators; stairways; tanks; 

ventilating fans; air-conditioning equipment or similar mechanical equipment 
required to operate and maintain the building; skylights; spires; cupolas; 
flagpoles; chimneys; exhaust fan discharge; and similar structures shall be 
excluded from the measurement of building height, but shall not, in total, 
occupy more than 25% of the roof area to which they are attached. 

c) No components of the building constructed above the maximum permitted building 
height permitted in Section III.D.2.b shall exceed the maximum permitted building 
height by the lessor of 10 feet or 10% of the maximum permitted building height. 

 

a) Off-street parking spaces shall be provided for permitted uses in accordance with 
the following minimum ratios: 
1) Commercial Pharmaceutical Uses:  

a. Commercial Pharmaceutical Manufacturing: 
i. Automated: 1 space per each 2,500 square feet of gross floor area 
ii. Other: 1 space per each 800 square feet of gross floor area 

b. Commercial Pharmaceutical Warehousing/Distribution: 1 space per 
each 6,000 square feet of gross floor area 

c. Commercial Pharmaceutical Flex Office/Administrative/Laboratory: 1 
space per each 800 square feet of gross floor area when situated 
within the same building as the commercial pharmaceutical use and 
occupies less than 25% of the building floor area. 

2) Office: 1 space per each 250 square feet of gross floor area 
3) Warehousing and distribution: 1 space per each 800 square feet of gross 

floor area 
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4) Processing, and assembly: 1 space per each 800 square feet of gross floor 
area 

5) Research, design and development: 1 space per each 800 square feet of 
gross floor area.  

6) Off-street parking for other permitted uses not specified herein shall be 
provided in accordance with the minimum off-street parking requirements set 
forth at §17-95j of the Township of Hopewell Land Use and Development 
Ordinance.  

b) The calculation of gross floor area for the purposes of parking shall exclude 
accessory buildings and accessory space and all areas used for the provision and 
distribution of utilities, heating, cooling, and other mechanical equipment. 

c) Where parking and loading spaces are located at least 300 feet from a public 
street, the planning board may waive or reduce the minimum requirements if it 
determines that adequate parking/loading is being provided and that feasible 
expansion of the parking/loading areas is shown on the plat in the event additional 
facilities are needed. 

d) Parking may be provided in surface lots, standalone parking structures, or parking 
structures within or under buildings.  

e) Parking facilities shall be located no further than 1,000 feet walking distance from 
a building served.  

f) Loading should be provided so as to be adequate to serve the needs of the 
proposed operation, as demonstrated by the applicant to the satisfaction of the 
Planning Board. 

 
a) The requirements for phased preservation of lands memorialized as part of the 

2005 General Development Plan, and included herein as Appendix A, shall apply to 
all new development proposed within Redevelopment Area A.  

b) Any application to the Planning Board for development within Redevelopment Area 
A that results in any of the phased dedication obligations becoming applicable shall 
include, as part of any site plan application, an Open Space Dedication Plan 
illustrating the location and size of the proposed dedication within the Tract 
Boundary. 

c) Preservation easements for Areas A-E, as identified on the exhibits attached to 
Planning Board Resolution 05-067, shall be re-recorded as perpetual easements 
with the Mercer County Clerk’s Office to reflect the current ownership and 
successors or assigns to the properties within the Tract Boundary. 

 
a) Development within Area A should be clustered to and organized to minimize the 

development of impervious surfaces to the minimum extent necessary to provide a 
sustainable and viable development. 

b) The maximum permitted lot coverage within Redevelopment Area A shall not 
exceed 28% of the total Tract Boundary 
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c) Any new development proposed within the Tract Boundary outside of Area A shall 
reduce the allowable lot coverage within Area A such that all new development 
does not exceed 28% of the Tract Boundary. 

d) Subdivided portions of Redevelopment Area A may exceed the maximum permitted 
lot coverage individually, provided the lot coverage for the entirety of 
Redevelopment Area A does not exceed the maximum permitted coverage. 

 
a) Development within Redevelopment Area A shall conform to the requirements of 

Section 17-82 of the Land Use and Development Ordinance entitled Drainage, 
Detention and Stormwater Management.  

b) The redeveloper shall comply with the requirements of N.J.S.A. 7:8-5.5(i) for 
removal of total suspended solids on development within the Tract Boundary 
following any future designation of the portion of the Stony Brook within the Tract 
Boundary as a Category One stream. 

c) Existing developed portions within Redevelopment Area A that are modified or 
utilized as a part of new development that results in a change in the nature of the 
use resulting in different parking or drainage as stipulated in §17-29.b.iii shall be 
upgraded to comply with the requirements of Section 17-82 of the Land Use and 
Development Ordinance, and shall be retrofitted with Green Infrastructure 
techniques, as stipulated by N.J.A.C. 7.8,5.2 through 5.5. 

d) New development within Redevelopment Area A shall continue the techniques 
employed at the former BMS campus for the reuse of water through the water 
recycling system employed at the wastewater treatment plant within the Tract 
Boundary. The water recycling systems shall be scaled up to accommodate new 
development within Redevelopment Area A at the same ratios of the existing 
development. 

e) All new development within Redevelopment Area A shall employ techniques to 
enhance the existing riparian buffers to the Stony Brook. 

i. Areas between new stormwater discharges and lands regulated by the NJDEP 
within the Tract Boundary, including Riparian Zones, Freshwater Wetlands 
and Wetland Transition Areas, shall be vegetated with native species 
hydrophytic vegetation meeting the requirements of §17-89.l of the Land Use 
and Development Ordinance. 

ii. Areas of new development that abut regulated lands shall include replanting 
within and along the border of the regulated lands subject to the approval of 
the Planning Board.  
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IV RELATIONSHIP TO DEVELOPMENT REGULATIONS AND OTHER PLANS 

IV.A Relationship to the Hopewell Township Land Use and Development 
Ordinance 

This Redevelopment Plan shall constitute an overlay zone within the specific area prescribed herein 
as the portion of Block 46, Lot 8.01 identified as Redevelopment Area A on Figure 1, and shall 
supplement all provisions of the Land Use and Development Ordinance of the Township of Hopewell, 
except where specific provisions of the Land Use and Development Ordinance are expressly 
indicated as being applicable. Adoption of this Redevelopment Plan by the Township Committee shall 
be considered an overlay to the Hopewell Township Zoning Map. 

IV.B Relationship to the Hopewell Township Master Plan 
The Township’s most recent comprehensive Master Plan was prepared in 2002. A new Land Use 
Plan Element was adopted in 2009, which was amended in 2016 to create the OP-1 Office Park 1 
Zone. Reexamination reports were adopted in 2007, 2009 and 2011. The Redevelopment Plan Area 
A is classified under the RO-1 Zone in each of these documents. As such, uses envisioned in this 
Redevelopment Plan for the specific area identified are generally consistent with Master Plan 
documentation.   

IV.C Relationship to Master Plans of Adjacent Municipalities 
Stony Brook forms the southerly boundary of the lot that contains the Redevelopment Plan Area A 
and serves as a portion of the Township’s boundary with the Borough of Pennington to the south. 
The areas in the Borough of Pennington that abut Stony Brook in this location are classified in the R-
100 Residence Zone. Abutting portions of the Redevelopment Plan Area are located within an open 
space easement within the Open Space and Residential Component, where no significant 
development is proposed or permitted. As such, the Redevelopment Plan is consistent with the 
Pennington Master Plan.  
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V REDEVELOPMENT ACTIONS 

V.A Outline of Proposed Actions 
Construction of new structures and other improvements will take place as proposed in this 
Redevelopment Plan. Other actions that may need to be undertaken to implement the 
Redevelopment Plan may include the clearance of certain deteriorated, obsolete or underutilized 
structures or uses; provisions for construction of infrastructure necessary to service and support new 
development; and the creation and/or vacation of easements as may be necessary for 
redevelopment. 

V.B Provision of Improvements 
The designated redeveloper shall be responsible for the maintenance, installation or upgrade of 
infrastructure related to the project, whether on-site or off-site.  Infrastructure improvements may 
include, but are not limited to, gas, electric, water, sanitary and storm sewers, pumping stations, 
traffic control devices, telecommunications, streets, curbs, sidewalks, street lighting, street trees, 
and street furniture.  The extent of the redeveloper’s responsibility will be outlined in the 
redeveloper’s agreement with Hopewell Township.  All improvements shall comply with applicable 
federal, state and local law.   

V.C Properties to be Acquired 
No property acquisition on the part of Hopewell Township is required to implement the 
Redevelopment Plan.   

V.D Relocation 
No relocation actions are required to implement the Redevelopment Plan. 

V.E Other Actions 
In addition to the demolition and new construction, several other actions may be taken to further the 
goals of this Plan.  These actions may include, but shall not be limited to, (1) environmental 
remediation; (2) creation and/or vacation of public utility easements and other easements and rights 
of way as may be necessary for redevelopment; and (3) extension or connection to public sanitary 
sewer system facilities. 
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VI GENERAL PROVISIONS 

VI.A Site Plan & Subdivision Review 
Prior to commencement of any construction within Redevelopment Area A, a site plan prepared in 
accordance with the requirements of the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and the 
Land Use and Development Ordinance of Hopewell Township shall be submitted by the applicant for 
review and approval by the Planning Board of Hopewell Township so that compliance with the 
Redevelopment Plan can be determined. This shall also pertain to revisions or additions prior to, 
during and after completion of the improvements. 

 

 

VI.B General Development Plan  
A developer may submit a General Development Plan for Planning Board approval in accordance 
with §17-126 of the Township of Hopewell Land Use and Development Ordinance, except that the 
minimum tract area shall be 100 acres.  

VI.C Adverse Influences 
No use or reuse shall be permitted which, when conducted under proper and adequate conditions 
and safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, 
radiation, smoke, cinders, odors, dust or waste, undue noise or vibration, or other objectionable 
features so as to be detrimental to the public health, safety or general welfare. 

VI.D Non-Discrimination Provisions 
No covenant, lease, conveyance or other instrument shall be affected or executed by the Hopewell 
Township Committee or by the developer or any of his/her successors or assignees, whereby land 
within the Redevelopment Area is restricted upon the basis of age, race, creed, color, national origin, 
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ancestry, marital status, affectional or sexual orientation, gender identity or expression, disability, or 
sex in the sale, lease, use or occupancy thereof. Appropriate covenants, running with the land 
forever, will prohibit such restrictions and shall be included in the disposition instruments.  

Any contractor or subcontractor engaged to perform work within the Redevelopment Area shall, 
where applicable, state in all solicitations or advertisements for employees placed by or on behalf of 
the contractor, or subcontractor, that all qualified applicants will receive consideration for 
employment without regard to age, race, creed, color, national origin, ancestry, marital status, 
affectional or sexual orientation, gender identity or expression, disability or sex. 

There shall be no restrictions of occupancy or use of any part of the Redevelopment Area on the 
basis of age, race, creed, color, national origin, ancestry, marital status, affectional or sexual 
orientation, gender identity or expression, disability, or sex in the sale, lease, use or occupancy 
thereof. 

VI.E Deviation Requests 
The Planning Board may grant deviations from the regulations contained within this Redevelopment 
Plan where, by reason of exceptional narrowness, shallowness or shape of a specific piece of 
property, or by reason of exceptional topographic conditions, pre-existing structures or physical 
features uniquely affecting a specific piece of property, the strict application of any such regulation 
adopted pursuant to this Redevelopment Plan, would result in peculiar practical difficulties to, or 
exceptional and undue hardship upon, the developer of such property.  The Planning Board may also 
grant such relief where the purposes of this Redevelopment Plan would be advanced by a deviation 
from the strict requirements of the Plan and the benefits of the deviation would substantially 
outweigh any detriments.  No relief may be granted under the terms of this section unless such 
deviation or relief can be granted without substantial detriment to the public good and without 
substantial impairment of the intent and purpose of this Redevelopment Plan.  An application for a 
variance from the requirements of this Redevelopment Plan shall provide public notice of such 
application in accordance with the requirements of public notice as set forth in N.J.S.A. 40:55D-12a 
and b. 

Notwithstanding the above, any changes to the uses permitted in the Redevelopment Area or any 
change requiring a “d” variance in accordance with N.J.S.A. 40:55D-70 shall be permitted only by 
means of an amendment of the Redevelopment Plan by the Township Committee, and only upon a 
finding that such amendment would be consistent with and in furtherance of the goals and 
objectives of the Plan.    

VI.F Procedure For Amending The Approved Plan 
This Redevelopment Plan may be amended from time to time upon compliance with the 
requirements of State law.  If the designated redeveloper requests such amendment said 
redeveloper shall pay an application fee of $2,500 and shall further reimburse the Township for 
reasonable costs, fees and expenses to undertake such amendment. 
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VII  OTHER PROVISIONS 
In accordance with N.J.S.A. 40A:12A-1 et seq., known as The Local Redevelopment and Housing 
Law, the following statements are made: 

• The Redevelopment Plan herein has delineated a definite relationship to local objectives as 
to appropriate land uses, density of population, public utilities, recreation and community 
facilities and other public improvements.  The Plan has laid out various programs and 
strategies needed to be implemented in order to carry out the objectives of this Plan. 

• The Redevelopment Plan lays out the proposed land uses and building requirements for the 
Redevelopment Area. 

• No relocation actions are required as part of this Redevelopment Plan. 

• No property acquisition on the part of Hopewell Township is required as part of this 
Redevelopment Plan. 

• The Redevelopment Plan will be consistent with the Master Plan for Hopewell Township, as 
well as with the Master Plans of the surrounding municipalities and Mercer County. The Plan 
also complies with the goals and objectives of the New Jersey State Development and 
Redevelopment Plan. 

• The Redevelopment Plan shall supplement all provisions of the Land Use and Development 
Ordinance of Hopewell Township regulating development in the specific area addressed by 
this Redevelopment Plan, except where specific provisions of the Land Use and Development 
Ordinance are expressly indicated as being applicable. Adoption of this Plan by the Township 
Committee shall be considered an amendment of the Hopewell Township Zoning Map as an 
overlay Zone. 

• If any section, paragraph, division, subdivision, clause or provision of this Redevelopment 
Plan shall be adjudged by the courts to be invalid, such adjudication shall only apply to the 
section, paragraph, division, subdivision, clause or provision so judged, and the remainder of 
this Redevelopment Plan shall be deemed valid and effective. 

• The Township and a designated redeveloper shall enter into a Redevelopment Agreement in 
connection with any redevelopment undertaken pursuant to this Redevelopment Plan 
requiring site plan approval.  A fully-executed Redevelopment Agreement shall be entered 
into prior to a redeveloper making application to the Planning Board or, in the alternative, the 
execution of such Redevelopment Agreement shall be an express condition of any site plan 
approval(s) granted by the Planning Board.  
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