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INTRODUCTION
The purpose of this report is to determine whether three properties, located at 1-10 Franklin Avenue,
specifically designated as Lots 2, 26, and 27 in Block 21.04 on the Tax Map of Princeton (collectively the
“Study Area”), qualify as an “area in need of redevelopment” as defined in the Local Redevelopment and
Housing Law N.J.S.A. 40A:12A-1 et seq (LRHL). This report is written pursuant to Section 6 of the LRHL,
which provides the following:
•

No area of a municipality shall be determined a redevelopment area unless the governing body of
the municipality shall, by resolution, authorize the planning board to undertake a preliminary
investigation to determine whether the proposed area is a redevelopment area according to the
criteria set forth in Section 5 of P.L 1992/c.79 (C.40A:12A-5).

•

The governing body of a municipality shall assign the conduct of the investigation and hearing to
the planning board of the municipality.

•

After completing its hearing on this matter, the planning board shall recommend that the delineated
area, or any part thereof, be determined or not be determined, by the municipal governing body to
be a redevelopment area.

•

After receiving the recommendation of the planning board, the municipal governing body may
adopt a resolution determining that the delineated area, or any part thereof, is a redevelopment
area.

The Redevelopment Study Area (see Figure 1) constitutes a “map showing the boundaries of the proposed
redevelopment area and the location of the various parcels of property included therein.” This report serves
as the “statement setting forth the basis for the investigation,” which is required by Section 6(b) of the LRHL
(N.J.S.A 40A:12A-6).

Authorization
On July 27, 2020, the Mayor and Council of Princeton adopted Resolution 20-237 directing the Princeton
Planning Board to conduct an investigation to determine whether the Study Area is in need of
redevelopment according to one or more of the statutory criteria (see Appendix A for resolution). The
Council Resolution specifies that the investigation shall be to determine if the Study Area is a “noncondemnation” area, which means that condemnation, or eminent domain, would not be an option if the
property is designated as an area in need of redevelopment.
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STUDY AREA AND LOCATION
The Municipality of Princeton is approximately 18.4 square miles in size and is located in the northeast
section of Mercer County. The town is bordered by West Windsor, Lawrence Township, and Hopewell to
the south and west, Plainsboro and South Brunswick to the east, and Franklin and Montgomery to the north.
In 2019, the population was estimated to be 31,572 persons, representing approximately 1,600 people per
square mile. Princeton was previously divided into two separate municipalities: Princeton Township and
Princeton Borough, where the Borough was the “donut hole” in the middle of the Township. In 2011, the two
municipalities voted to merge into one. This consolidation took effect in 2013 and the town is now
collectively known as the Municipality of Princeton.
The Study Area is located in the former Borough and consists of Lots 2, 26, and 27 in Block 21.04 on the
town’s official Tax Map. The properties front on Franklin Avenue, with Lot 2 having secondary frontage on
Witherspoon Street. Lot 27, which is owned by the municipality, is developed with a surface parking lot that
previously served the Princeton Hospital. Lot 26, located west of Lot 27, is developed with three singlestory buildings that consist of 10 residential units. The property is owned by the Municipality of Princeton
but is operated by the Princeton Housing Authority. Lot 2, located west of Lot 26, is developed with three
single-story buildings that consist of 10 residential units. This property is owned and operated by the
Princeton Housing Authority.
A site visit was conducted on March 12, 2021 where the properties were photographed and visually
inspected from the exterior. A follow up site visit that included interior inspection of four of the residential
units was conducted on May 21, 2021. One vacant unit and one occupied unit were visited on Lot 2 and two
occupied units were visit on Lot 26.
A title search was performed in 2020 that confirmed the ownership of all three lots. The below table
indicates such ownership.
Block Lot

Address

Use

Owner

Acres

21.04 2

1-10 Franklin Avenue

Multi-family residential Princeton Housing Authority

0.7

21.04 26

1-10 Franklin Avenue

Multi-family residential Municipality of Princeton

0.7

21.04 27

1-10 Franklin Avenue

Surface parking lot

1.8

Municipality of Princeton

Total: 3.2
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Lot 27 Property History and Description
Lot 27 consists of a surface parking lot that was previously used as parking for the University Medical
Center at Princeton. The property was originally conveyed to the Princeton Hospital in 1955 by deed from
Gerard B. Lambert and his wife, Grace Lambert. In accordance with historic aerial imagery, the property
was undeveloped at the time of sale to the hospital. By 1963, Lot 27 was fully developed as a surface
parking lot. The property has existed as a surface parking lot since that time. When the hospital vacated its
Witherspoon site in 2012, Lot 27 was transferred to the Trustees of Princeton University. In 2017 the
property was then transferred for $1.00 to the Municipality of Princeton, which continues to own the
property today (see Appendix D for property documentation).
1956 Historic Aerial Image

1963 Historic Aerial Image

Today (2019) Aerial Image

August 2021

10

Area in Need Study – Franklin Avenue
Municipality of Princeton, County of Mercer

------------------------------------------------------------------------------------------------------------------------------------------------------------------------The parking lot appears to have been previously comprised of 280 parking spaces. However, in accordance
with 2013 aerial imagery, the site was restriped, and the parking spaces slightly realigned for a total parking
count of +/- 206 spaces.
The western section of the lot is used by Municipal vehicles, including the Princeton FreeB shuttle buses
and police vehicles. A large diesel tank is situated on the site. Pursuant to their website, the Princeton
Farmers Market is temporarily using the eastern section of the parking lot during the COVID-19 pandemic.
They operate on “select Thursdays” from 10am until 2pm.
The property has two vehicular entrances, one on its far east side and the other on its far west side. The
eastern entrance has a sign that indicates parking is by permit only, and the western entrance identifies the
parking area as a no parking zone, for authorized municipal vehicles only. There are concrete barriers that
separate the western third (municipal parking area) of the site from the eastern two-thirds (permit parking
area). At the time of the March 12, 2021 site visit, these barriers had been moved around to allow for
vehicles to traverse both sides of the parking area. They were closed again during the May 21, 2021 visit.
A review of recent aerial imagery shows that these barriers are typically aligned to prohibit cross vehicular
access between the two sides of the site.
The two entrances into the parking lot appear to have been previously monitored by ticket machines with
gate arms. However, the ticket machines have been placed out of order and the gate arms were removed,
allowing free flowing access into and out of the site.
The property is within the Affordable Housing 6 (AH-6) Zone and the Affordable Housing Overlay-6 (AHO6) Zone (see Zoning section of this Study for more information).

Lot 26 Property History and Description
Lot 26 is located directly west of Lot 27 and is developed with three, single-story brick-faced residential
buildings that are positioned in a “U” shape with a central courtyard facing Franklin Avenue. The
development on Lot 26 is commonly known as “Franklin Terrace.” Each unit has a front door onto the
courtyard and a rear door, where it appears most tenants keep their refuse and recycling containers. Each
unit is also equipped with a chimney.
Two single-lane driveways enter the property: one on its western edge and the other on its eastern. Both
driveways lead to parking areas at the rear of the property. The two parking areas do not connect to each
other. The property is currently within the Affordable Housing 6 (AH-6) Zone and the Affordable Housing
Overlay-6 (AHO-6) Zone (see Zoning section of this Study for more information).
The property is owned by the Municipality of Princeton but is under the care and maintenance of the
Princeton Housing Authority. All 10 units are rented to low, or moderate-income tenants, and have been
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of Housing and Urban Development (HUD) and the New Jersey Department of Community Affairs (DCA),
the buildings at Lot 26 do not receive subsidies from HUD and instead operate purely on the income
received through tenants’ rents.
The same Mr. and Mrs. Lambert who sold Lot 27 to the hospital also owned Lot 26, and in 1938 they
developed the property with the 10-unit low-income development that still exists today. In a deed that was
recorded on December 20, 1938, Mr. and Mrs. Lambert transferred the title of Lot 26 to the Housing
Authority of the Borough of Princeton for the sum of $1.00.
An article from The Sunday Times of New Brunswick dated, December 11, 1938 is attached to this Study in
Appendix E. The article provides additional detailed history of the origins of the development at Lot 26.
In February 1968, the Housing Authority of the Borough of Princeton transferred the title of Lot 26 to the
Mayor and Council of the Borough of Princeton for the sum of $1.00. Prior to the 1968 deed, a lease
agreement was executed for the property. Pursuant to the lease agreement, dated January 1, 1967, between
the Borough of Princeton, “Lessor,” and the Housing Authority, “Lessee,” the Housing Authority agreed to
pay rent to the Borough of Princeton to operate the “low-rent” housing located on the subject lot for a period
of 21 years, beginning January 1, 1967 and ending December 31, 1988. It does not appear a new lease
agreement was executed after 1988; however, the Housing Authority continues to operate and maintain the
10 low- and moderate-income units located at Lot 26.
Lot 26 is within the Affordable Housing 6 (AH-6) Zone and the Affordable Housing Overlay-6 (AHO-6) Zone
(see Zoning section of this Study for more information).
The historic deeds and documents for Lot 26 can be found in Appendix E.
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Lot 2 Property History and Description
Lot 2 is located directly west of Lot 26 and is situated at the corner of Franklin Avenue and Witherspoon
Street. The property is developed with three single-story brick-faced residential building consisting of 10
units rented by low and moderate households. The property is under ownership of the Princeton Housing
Authority. Each unit has its own exterior access to the front yard of the property facing Franklin Avenue.
Similar to the units on Lot 26, each unit has its own chimney.
In accordance with historic aerial imagery, the buildings were developed sometime between 1947 and
1953.
1947 Historic Aerial Image

1953 Historic Aerial Image

Lot 2 was also owned by Gerard B. Lambert and Grace Lambert, and in 1948, the property was conveyed by
Mr. and Mrs. Lambert to the Princeton Housing Investment Corporation by deed dated August 9, 1948 (see
Appendix F). The Princeton Housing Investment Corporation conveyed the property to the Princeton
Housing Authority by deed dated July 1, 1954 (see Appendix F) and has been owned and operated by the
Princeton Housing Authority since that time. Similar to Lot 26, the units on Lot 2 are not subsidized by HUD
and operate on the income received through tenants’ rents.
The title search performed by First American Title Insurance Company also identified a utility easement on
Lot 2 between the Lamberts and the Public Service Electric and Gas Company (PSE&G), dated August 2,
1948 to construct and maintain a gas main across Lot 2 (see Appendix F).
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------------------------------------------------------------------------------------------------------------------------------------------------------------------------Lot 2 is within the R4A Residential Zone and the Affordable Housing Overlay-6 (AHO-6) Zone (see Zoning
section of this Study for more information).

Surrounding Area
To the north of the Study Area, across Franklin Avenue is the former site of the Princeton hospital, known
as the University Medical Center of Princeton (UMCP). The hospital was founded in 1919 and stayed in its
location on Witherspoon Street until 2012, when the UMCP moved to a new site in Plainsboro Township.
The former hospital site, which straddled the Borough/Township border, was rezoned to the Mixed
Residential-Retail-Office (MRRO) District to allow for the development of residential and commercial uses.
The property directly opposite the Study Area, Block 21.02 Lot 1.01 (located on the corner of Franklin
Avenue and Witherspoon Street), was developed with a 280-unit rental development with a 20% affordable
set-aside, resulting in 56 affordable family rental units. The development opened in 2016 and is known as
Avalon Princeton.
The properties to the east of the former hospital site and across Franklin Avenue from Lot 27 are within the
R4 Residential Zone and are developed with single-family homes. To the east of Lot 27 is the R3 Residential
Zone, which is developed with additional single-family homes. South of Lots 26 and 27 is the Princeton
Cemetery, which consists of approximately 17 acres. South of Lot 2 is a commercial development fronting
on Witherspoon Street and a nine-unit residential development, accessed by Witherspoon Lane. Across
Witherspoon Street is a mix of residential and non-residential development.
There is an NJ Transit bus stop for the 605 line located at the corner of Franklin Avenue and Witherspoon
Street. The 605 bus is a north-south route that runs from the Quaker Bridge Mall in Lawrence Township to
the intersection of Orchard Road and Rt 206 in Skillman, providing access to the Quaker Bridge Mall, the
Nassau Park Boulevard shopping area, the Market Fair Mall, and dozens of other stops throughout the
Princeton area.

August 2021

14

Area in Need Study – Franklin Avenue
Municipality of Princeton, County of Mercer

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------

Tax Map
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Existing Zoning
Map 3: Existing Zoning Map
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------------------------------------------------------------------------------------------------------------------------------------------------------------------------Lot 2 is within the R4A Residential Zone. Lots 26 and 27 were rezoned via Ordinance 2020-24 on July 27,
2020 from the R4A Zone to the Affordable Housing 6 (AH-6) Zone. Also on July 27, 2020, the Council
adopted Ordinance 2020-25 creating the Affordable Housing Overlay-6 (AHO-6) Zone, which placed all three
lots in the Overlay District.
The R4A Residential Zone allows for single- and two-family dwellings as well as attached and multi-family
dwellings. The Zone requires a 20% affordable set-aside for applications associated with a subdivision or
site plan approval.
The AH-6 Zone was created to provide a realistic opportunity for the construction of affordable housing
pursuant to the New Jersey Fair Housing Act and thereby comply with the Municipality’s constitutional
obligation to provide such housing for low- and moderate-income households. Specifically, the purpose of
the AH-6 zone is to provide for redevelopment, consisting of a municipally-sponsored, 100% affordable,
multi-family (non-age-restricted) residential dwellings for rent. The permitted uses within the Zone are
multi-family, non-age-restricted, rental units, developed with a minimum of 80 affordable dwelling units.
The AHO-6 Overlay Zone was created to provide a realistic opportunity for the construction of affordable
housing pursuant to the New Jersey Fair Housing Act and thereby comply with the Municipality’s
constitutional obligation to provide such housing for low-and moderate-income households. Specifically,
the purpose of the AHO-6 zone is to provide an alternative framework for the redevelopment of the
underlying R4A (Lot 2) and AH-6 (Lots 26 & 27) districts with market-rate mixed-income and affordable
dwellings. This framework would permit no more than 160 total mixed-income dwellings, with no fewer
than 80 affordable dwelling units. Up to 10,000 square feet of commercial space is permitted on the ground
floor of any development constructed under the AHO-6 zoning.
Should a developer take advantage of the AHO-6 zoning, the sites shall be developed in accordance with a
single plan that is coordinated among all properties to create a unified residential development. Lots may
be merged, but subdivision for the purposes of segregating the zone into smaller development tracts is not
permitted.
See Appendix C for the full set of bulk standards and regulations for all three zones.
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RELATIONSHIP TO PLANNING DOCUMENTS
2017 Master Plan Reexamination Report
Princeton’s most recent Master Plan Reexamination Report was adopted by the Planning Board on
November 2, 2017. The following goals, objectives, and information are relevant for consideration in the
context of this investigation report.

Primary Goals
•

Ensuring a proper balance between new residential developments, nonresidential development,
and affordable housing and preservation of open space

•

Maintaining the character of neighborhoods

Ongoing Community Concerns
•

A shortage of vacant developable land to meet many competing needs in the community

•

Providing affordable housing

•

Maintaining a range of housing opportunities to ensure a diverse population at all age and
economic levels

•

Ensuring that redevelopment is compatible with existing development

2020 Housing Element and Fair Share Plan
The Municipality’s Planning Board adopted a Housing Element and Fair Share Plan (HEFSP) on July 9, 2020.
The HEFSP was subsequently endorsed by the Municipal Council on July 13, 2020. The HEFSP presents
the mechanisms in which the Municipality will meet its constitutional obligation to provide for its fair share
of the State’s affordable housing obligation. The HEFSP implements the provisions of the Court-approved
settlement agreement between Princeton and the Fair Share Housing Center (FSHC) (dated December 18,
2019), which established the Municipality’s Third Round affordable housing obligations. Princeton’s
affordable housing obligations are as follows:
Rehabilitation Share/Present Need:

80 units

Prior Round (1987-1999) Obligation:

641 units

Third Round (1999-2025) Obligation:

753 units

(includes “gap” period)

Lots 26 and 27 of the Study Area are included in the HEFSP as a proposed 100% affordable site. The HEFSP
directs the Municipality to provide for 80 new affordable family rental units consisting of 11 very lowincome units, 29 low-income units, and 40 moderate-income units. The sites were deemed suitable
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------------------------------------------------------------------------------------------------------------------------------------------------------------------------pursuant to the COAH Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “Municipally
Sponsored and 100 percent Affordable Programs.”

State Planning Area Classifications
The New Jersey State Development and Redevelopment Plan (SDRP) was adopted on March 1, 2001. This
2001 Plan compared the planning policies at various government levels with the purposes of establishing
consistency among local, county, and State planning practices. The SDRP allocates land into five (5)
different categories called “Planning Areas.” The Study Area is located within Planning Area 2, “Suburban.”
The intent of the Suburban Planning Area (PA2) is to:
•

Provide for much of the State’s future development

•

Promote growth in Centers and other compact forms

•

Protect the character of existing stable communities

•

Protect natural resources

•

Redesign areas of sprawl

•

Reverse the current trend toward further sprawl

•

Revitalize cities and towns

The SDRP also identifies five (5) different “Centers,” which consist of land that are the preferred locations
for accommodating growth in the State. The Study Area is within a Designated Regional Center. The
Regional Center is defined as a compact mix of residential, commercial, and public uses, serving a large
surrounding area, and developed at an intensity that makes public transportation feasible.
The New Jersey Office for Planning Advocacy also identifies areas of “Smart Growth” throughout the State.
These areas include land within the Metropolitan Planning Area (PA1), Suburban Planning Area (PA2),
Designated Centers, NJ Pinelands regional growth areas/towns/villages, and Smart Growth areas
designated by the New Jersey Meadowlands Commission.
The SDRP supports smart growth and development in Princeton as a whole but more relevant to this Study,
it promotes smart growth principals within the Study Area.
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CRITERIA FOR REDEVELOPMENT AREA DETERMINATION
The criteria contained in Section 5 of the LRHL that were considered in evaluating the Study Area are the
following:
a.

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

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

Land that is owned by the municipality, the county, a local housing authority, redevelopment agency
or redevelopment entity, or unimproved vacant land that has remained so for a period of ten years
prior to adoption of the resolution, and that by reason of its location, remoteness, lack of means of
access to developed sections or portions of the municipality, or topography, or nature of the soil,
is not likely to be developed through the instrumentality of private capital.

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

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

f.

Areas, in excess of five contiguous acres, whereon buildings or improvements have been
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, tornado,
earthquake or other casualty in such a way that the aggregate assessed value of the area has been
materially depreciated.
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Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of the actions
prescribed in that act for the adoption by the municipality and approval by the New Jersey Urban
Enterprise Zone Authority of the zone development plan for the area of the enterprise zone shall be
considered sufficient for the determination that the area is in need of redevelopment pursuant to
sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for the purpose of granting tax
exemptions within the enterprise zone district pursuant to the provisions of P.L.1991, c.431
(C.40A:20-1 et seq.) or the adoption of a tax abatement and exemption ordinance pursuant to the
provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). The municipality shall not utilize any other
redevelopment powers within the urban enterprise zone unless the municipal governing body and
planning board have also taken the actions and fulfilled the requirements prescribed in P.L.1992,
c.79 (C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area in
need of rehabilitation and the municipal governing body has adopted a redevelopment plan
ordinance including the area of the enterprise zone.
h. The designation of the delineated area is consistent with smart growth planning principles adopted
pursuant to law or regulation.
Furthermore, Section 3 of the LRHL permits the inclusion of parcels that do not meet the criteria if they are
necessary for the effective redevelopment of the area, stating:
“A redevelopment area may include lands, buildings, or improvements which of themselves are not
detrimental to the public health, safety or welfare, but the inclusion of which is found necessary, with or
without change in their condition, for the effective redevelopment of the area in which they are a part.”

August 2021

21

Area in Need Study – Franklin Avenue
Municipality of Princeton, County of Mercer

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------

REDEVELOPMENT ANALYSIS
An analysis of the Study Area’s existing land use, physical characteristics, history, operational needs, and
other considerations was conducted using:
•

Princeton Tax Maps and GIS data

•

Tax and ownership records for the Study Area

•

Aerial photos of the Study Area

•

Master Plan Elements and Master Plan Reexamination Reports

•

Field inspections of Study Area conducted on March 12, 2021 and May 21, 2021

•

Historic deeds of all three properties

•

Building and Zoning data

•

Fire response data

•

Building inspections

2020 Tax Assessment Data for Study Area
Lot 27

Lot 26

Lot 2

Owner

Municipality of Princeton

Municipality of Princeton

Housing Authority of
Princeton

Owner Address

400 Witherspoon Street,
Princeton NJ

400 Witherspoon Street,
Princeton NJ

1 Redding Circle,
Princeton NJ

Property Class

15C

15C

15C

Lot Area

1.8 acres

0.7 acres

0.7 acres

Land Value

$844,000

$370,000

$853,000

Improvement Value

$89,000

$623,600

$327,000

Total Value

$933,000

$996,600

$910,000
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Lot 27
Aerial Images of Lot 27:

The parking area that comprises Lot 27 can be designated as an area in need of redevelopment under
criterion ‘d.’
d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, excessive
land coverage, deleterious land use or obsolete layout, or any combination of these or other factors,
are detrimental to the safety, health, morals, or welfare of the community.
The surface parking lot on Lot 27 is obsolete because the principal use that it was constructed to serve,
the hospital, has not been in operation for approximately nine years. For decades, the parking lot on Lot 27
was an overflow lot for the hospital, previously located directly across the street. When the hospital was
demolished, the buildings that replaced it were built with their own on-site parking and the occupancy of
the parking lot on Lot 27 moved to more temporary uses – additional parking for municipal vehicles, permit
parking, and the Farmer’s Market. Because the site is surrounded by single-family development, the
Princeton Cemetery, and multi-family developments with their own parking, there is little need by the
surrounding community to utilize this lot as an overflow lot. The subject parking lot is not required to meet
the demand of any of the surrounding land uses, and its existence at this particular location is outdated
and obsolete. There are no nearby commercial uses that would benefit from, or rely on, the provision of
public parking at this location.
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pages, since the time the hospital vacated its Witherspoon Street site in mid-2012, the parking lot has not
parked anywhere near capacity. The aerial images shown on the following page were taken throughout
various years, months, and days of the week, providing a comprehensive view of the usage of the parking
lot over the last nine years. According to discussions with the Housing Authority, the high school
sometimes uses the lot for overflow parking during the week, and on the May 21, 2021 site visit there were
more cars viewed on the site than at the March 12th visit. However, even with the additional cars from the
high school, the parking lot was nowhere near parked at capacity (see photos beginning on page 23 of this
Study).
The 2017 parking study the town conducted supports the aerial imagery in terms of usage of the site. In its
analysis of the available parking areas within Princeton, the parking study breaks down the off-street
parking utilization into the following percentages: 0-60%; 61-80%; 81-90%; 91-100%; over 100%. As an
example, the parking around the Palmer Square area of the town is typically parked at 91-100% capacity.
The parking study concluded that on a weekday at 1:00 p.m. (peak weekday hour), Lot 27 is parked at the
lowest category of 0 to 60% capacity. On a Saturday at 7:00 p.m. (peak weekend hour), Lot 27 is also parked
at 0 to 60% capacity.1
The property is also showing signs of disrepair: The striping is significantly faded and not maintained, the
wheel stops for parking spaces are no longer secured in place and have been pushed into disarray, and
there is graffiti on the pavement as well as on the fencing that separates Lot 27 from the single-family
residential neighborhood to the east.
Lot 27 is also characterized by excessive impervious coverage. The existing zoning allows for a maximum
of 80% coverage, where the site appears to be close to 100%. As confirmed by Princeton’s Land Use
Engineer, there are no on-site catch basins or other stormwater management infrastructure to help control
the flow of water. Any runoff flows into the street and along gutters to the nearest inlets. Parking lots in
particular benefit from stormwater quality best management practices, which are required under the
current regulations, to control runoff of petrochemicals and particulate matter associated with motor
vehicles. A 60-year-old site that is developed at 100% land coverage and without modern engineering and
stormwater management represents a faulty design and obsolete arrangement.

1

“Princeton Parking Strategy,” 2017, pages 22 and 28, respectively.
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Histor ic Aerials of Lot 27 2

2

Friday, September 6, 2013

Friday, May 22, 2015

Tuesday, September 15, 2015

Saturday, April 16, 2016

Source: Google Earth
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Sunday, April 2, 2017

Thursday, October 26, 2017

Sunday, July 1, 2018

Monday, May 20, 2019
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Photos of Lot 27

Lot 27 Image 1: View of Site looking east, taken on March 12, 2021

Lot 27 Image 2: View of Site looking west, taken on March 12, 2021
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Lot 27 Image 3: Southern property boundary with Cemetery, taken on March 12, 2021

Lot 27 Image 4: View of diesel tanks located on site, taken on March 12, 2021
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Lot 27 Image 5: Western entrance to site, taken on March 12, 2021

Lot 27 Image 6: View of Site looking east, taken on May 21, 2021
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Lot 27 Image 7: View of diesel tank storage, showing inefficient and obtrusive use of the space, taken on May 21, 2021

Lot 27 Image 8: View of unkept pavement, taken May 21, 2021
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Lot 27 Image 9: View of southwestern corner of site, storage of mattresses and other materials, taken May 21, 2021

Lot 27 Image 10: View of municipal storage of vehicles, taken May 21, 2021
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Lot 26
Aerial Images of Lot 27:

Lot 26 can be designated as an area in need of redevelopment under criterion ‘d.’
d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, excessive
land coverage, deleterious land use or obsolete layout, or any combination of these or other factors,
are detrimental to the safety, health, morals, or welfare of the community.
The residential development on Lot 26, known as Franklin Terrace, is obsolete due to its faulty arrangement
and design and antiquated layout. The three buildings that contain 10 residential units were constructed in
1938 and have seen little change since that time (see Figure 1 on the following page).
Each apartment measures 489 square feet in size3 and consists of one or two bedrooms, a full bathroom,
a kitchen, a linen closet, a living room, and a closet for the gas furnace. 4 Each apartment is built with a
roughly 24-inch-wide linen closet and each bedroom comes with a small closet.

Interior wall-to-wall dimensions provided by the Princeton Housing Authority.
Franklin Terrace has two one-bedroom units and eight two-bedroom units; the Housing Authority indicated that regardless of
bedroom count, each unit is the same size.
3
4
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Figure 1: Photo of units from 1938 newspaper article in The Sunday Times. The units appear much the same today.

Each unit has a rear entrance that leads to a small concrete stoop. Several of the residents are using the
exterior area as additional storage for their recycling and refuse containers, bicycles, and other various
items (see Images 5, 6, and 9 on the following pages).
The size of the units does not meet accepted standards for a one- or two-bedroom apartment. As was
discussed, each unit measures approximately 489 square feet. As a point of reference, the Housing
Mortgage and Finance Agency offers financing for gut rehabilitation of units. Such units must meet
minimum size standards to qualify: 600 square feet for a one-bedroom unit and 850 square feet would be
required for a two-bedroom unit. Even a studio/efficiency unit is required to be at least 550 square feet. 5
The units at Franklin Terrace are significantly undersized and would not qualify for funding through this
program. The undersized nature contributes to the deleterious layout of the development and detrimental
impact on those living there.
The 1938 design of the units did not plan for an area to accommodate washers and dryers, whether in-unit
or as a shared laundry room space. The automatic washing machine was not invented until 1937,6 and it is
unlikely these units would have been designed to accommodate such a newly invented and expensive
appliance. Several of the tenants at Franklin Terrace are using trees along the perimeter of the property to
air dry their clothes, and one of the units that was entered was using the majority of their kitchen space to
house stand-alone washer and dryer units, as depicted in Images 7 and 14 on the following pages.

New Jersey HMFA, “SELECTION, UNDERWRITING & FINANCING GUIDELINES & POLICY,” Multifamily Guidelines Approved
December 10, 2020, https://www.njhmfa.com/dca/hmfa/developers/docs/multifamily/mf_rental_financing_underwriting_guidelines.pdf, accessed May 24, 2021
6 "LIFE". 1950-04-24, accessed via Google Books June 15, 2021
https://books.google.com/books?id=oUkEAAAAMBAJ&q=Bendix+washer&pg=PA119#v=snippet&q=Bendix%20washer&f=false
5
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Generally, the kitchens in each unit provide one outlet behind/near the stove, one outlet adjacent to the
refrigerator, one outlet at the open counter space, and one outlet below the window (see images for Lot 2,
as those units are identical to Lot 26 and offered a vacant unit with all outlets easily visible). 7 The stove
and refrigerator each take one plug space and neither provide easy access for other appliances. At the time
of original construction, there was not the abundance of electric appliances that we rely on today. Items
like electric coffee makers were not invented until after well after the development of Franklin Terrace. As
was witnessed during the site visit, tenants are forced to either run extension cords or place appliances in
other rooms near an available outlet.
The kitchen outlets that were viewed during the site visit do not have ground-fault circuit interrupters
(GFCIs), which in accordance with the National Electrical Code (NEC), should be placed in all kitchens (since
1987) and bathrooms (since 1975).8 The lack of GFCIs protection could be detrimental to the health and
safety of the tenants and is not consistent with the NEC requirements.
There is also not an ADA accessible unit in Franklin Terrace as all units require at least one step to get into
the unit. Once again, the age of the units is indicative of an outdated time in building practices that do not
meet current standards of living and present detrimental conditions to those living there.
There were signs of disrepair throughout the development. Both units on Lot 26 that were entered had
crumbling and cracked ceilings and walls. The exterior of the buildings also shows signs of disrepair,
including rotted wood baseboards, peeling paint and chipped brick, and in one instance a screen door that
was ripped open at its base.
In light of the Covid-19 pandemic, the Housing Authority considered upgrades to the buildings that would
help their tenants such as public Wi-Fi and solar panels to provide power for the utilities. The Housing
Authority specified that it was quickly determined they could not safely promote any physical penetration
of the roof as they believed it may result in unexpected costs and damages that could not be adequately
addressed. The outdated nature of the site and its buildings does not lend itself to easily adapt for updated
technologies, some which proved essential during the pandemic.
The property is also a component of Princeton’s affordable housing settlement agreement with Fair Share
Housing Center and is included in the Municipality’s adopted Housing Element and Fair Share Plan as a
property that will be used to meet a portion of Princeton’s affordable housing obligation. As with every town
in the State of New Jersey, Princeton has a constitutional obligation to provide affordable housing

Of the four units that were entered, the placement of the outlets changed slightly but not significantly
“CPSC Fact Sheet.” Consumer Product Safety Commission. Accessed June 15, 2021
https://cpsc.gov/s3fs-public/099_0.pdf

7
8
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good. The Municipality has determined that one of the ways it will meet its obligation is to utilize Lot 26 in
conjunction with adjacent lots for the development of 80 affordable units. However, the current
configuration and conditions of the site do not provide the opportunity to address the 80 affordable units.
The site’s current configuration of 10 units does not provide the possibility of developing the 80 units as
identified by the settlement agreement and Housing Element and Fair Share Plan. The inability to provide
for the 80 affordable units is detrimental to the public welfare.
In accordance with email discussions with the Housing Authority, both Lots 26 and 2 received capital
improvements in the mid-2000s that included roof replacements, bathroom renovations, and in 2018 the
main sewer lateral was replaced. While these updates were necessary to keep the buildings up to code and
ensure their livability, they cannot fundamentally change the faulty arrangements, designs, and site layout
that contribute to the site’s obsolescence.
The development of Lot 26 represents a faulty arrangement and obsolete layout that are detrimental to the
public welfare. The units are undersized, showing signs of disrepair, are not ADA accessible, and the
configuration of the site does not provide the opportunity to develop the 80 affordable units required in the
settlement agreement and planned for in the adopted Housing Element and Fair Share Plan. The provision
of affordable housing is a public good, and therefore, the inability of the site to develop the intended
affordable housing is a detriment to meeting the Municipality’s constitutional obligation, and therefore
detrimental to the public welfare.

August 2021

35

Area in Need Study – Franklin Avenue
Municipality of Princeton, County of Mercer

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------

Photos of Lot 26

Lot 26 Image 1: Exterior view of buildings, taken March 12, 2021

Lot 26 Image 2: Exterior view of buildings west side of property, taken March 12, 2021
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Lot 26 Image 3: Exterior view of buildings east side of property, taken May 21, 2021

Lot 26 Image 4: Rear of eastern buildings, indicating lack of appropriate storage, taken March 12, 2021
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Lot 26 Image 5: Rear of western parking area, taken May 21, 2021

Lot 26 Image 6: Broken screen door, taken May 21, 2021
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Lot 26 Image 7: Tenant using trees to air dry clothes, taken May
21, 2021
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Lot 26 Image 8: Rear of buildings indicating lack of appropriate
storage, taken May 21, 2021

Lot 26 Image 9: View of eastern driveway, taken May 21, 2021

Lot 26 Image 10: Eastern parking area, unstriped, taken May 21,
2021
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Lot 26 Image 11: Interior of unit, showing significant signs of
disrepair, taken May 21, 2021

Lot 26 Image 12: Interior of unit, showing significant signs of
disrepair, taken May 21, 2021

Lot 26 Image 13: Kitchen of unit, showing signs of disrepair and
inadequate storage space, taken May 21, 2021

Lot 26 Image 14: Kitchen of unit, washer/dryer units added,
showing signs of inadequate space and lack of modern facilities
(washer and dryer), taken May 21, 2021
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Lot 2
Aerial Images of Lot 27:

Lot 2 can be designated as an area in need of redevelopment under criterion ‘d.’
d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, excessive
land coverage, deleterious land use or obsolete layout, or any combination of these or other factors,
are detrimental to the safety, health, morals, or welfare of the community.
The residential development on Lot 2, known as Maple Terrace, is obsolete due to its faulty arrangement
and design and antiquated layout. The buildings on Lot 2 were constructed about 10 years later than Lot
26, but the developments are nearly identical. The units are 489 square feet and consist of one or two
bedrooms, a full bathroom, kitchen, living room, and linen closet with a rear door to a small concrete slab.
Just like the buildings on Lot 26, the buildings on Lot 2 have changed little since their original construction.
Given their near identical nature, the same arguments for Lot 26 hold true for Lot 2.
The units are undersized, showing signs of disrepair, are not ADA accessible, and the configuration of the
site does not provide the opportunity to develop affordable housing. Just as with Lot 26, the units are too
small to qualify for the Housing Mortgage and Finance Agency financing for gut rehabilitation of units.
Similar to the tenants on Lot 26, some of the residents of Lot 3 utilize their very small rear yard space to
store refuse and recycling receptacles along with other items. Many have put up wires or ropes to use as
clothes lines as these units also do not provide washer/dryer hook-up.
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topography of the site, the only way to access the front doors to the units is through 4 sets of stairs along
Franklin Avenue that consist of 3 to 6 steps. There is also a very steeply angled sidewalk extending from
the Witherspoon Street right-of-way.
The vacant unit that was entered during the site visit showed significant signs of disrepair, including
cracked walls, rotting wood at the baseboards, as well as numerous dead rodents. See the images on the
following pages for references.
Lot 2 also received roof replacements, bathroom renovations, and the sewer line replacement at the same
times as Lot 26. As with Lot 26, these updates were necessary to keep the buildings up to code and ensure
their livability, but they cannot fundamentally change the faulty arrangements and outdated designs and
site layout that contributes to the site’s obsolescence.
While Lot 2 was not included in the Princeton’s 2020 Housing Element and Fair Share Plan, the Municipality
placed the lot in the AHO-6 Affordable Housing Overlay 6 Zone when it was rezoning the properties in 2020.
As was previously discussed, the AHO-6 Overlay Zone provides for the development of 80 affordable units
within a mixed-use inclusionary development that utilizes all three properties: Lot 2, Lot 26, and Lot 27. The
Municipality realized the opportunity to provide flexible options for the development of mixed-income at
this location and created the affordable overlay as an incentive to spur the development. The inclusion of
Lot 2 in the overall Redevelopment Area provides another option and incentive for the development of
affordable housing.
As the provision for affordable housing serves the public welfare, and the Municipality has zoned Lot 2 to
support the creation of affordable housing, the current 10-unit lot configuration is an impediment to the
development of the units and is detrimental to the public good.
As was concluded with Lot 26, Lot 2 can also be designated under criterion ‘d’ due to its faulty and obsolete
layout. These units are also undersized, not ADA accessible, show signs of disrepair, and do not provide
the opportunity to develop the planned affordable development. There is little renovation work that could
be done at this time to bring these units up to a modern quality of living.
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Photos of Lot 2

Lot 2 Image 1: Exterior of units looking west, taken March 12, 2021

Lot 2 Image 2: Exterior of units, taken March 12, 2021
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Lot 2 Image 3: Exterior of units, taken on March 12, 2021

Lot 2 Image 4: Exterior of units looking east, taken March 12, 2021
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Lot 2 Image 5: Exterior view along Witherspoon Street, taken March 12, 2021

Lot 2 Image 6: Rear of units, taken May 21, 2021
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Lot 2 Image 7: Rear of units, taken May 21, 2021
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Lot 2 Image 8: Living room of vacant unit,
taken May 21, 2021

Lot 2 Image 10: Close-up of outlet without GFCI protector and
adjacent to a sink, taken May 21, 2021
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Lot 2 Image 9: Kitchen of vacant unit, taken May 21, 2021

Lot 2 Image 11: Kitchen of vacant unit, indicating inadequate
outlets, taken May 21, 2021
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Lot 2 Image 12: Bedroom closet with dead rodent,
taken May 21, 2021

Lot 2 Image 13: Bedroom wall, showing signs of disrepair, taken
May 21, 2021

Lot 2 Image 14: Baseboards in bedroom, showing signs of
disrepair, taken May 21, 2021
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CONCLUSION
This Study included an in-depth analysis of the three parcels located on Block 21.04 and identified as Lots
2, 26, and 27 (“Study Area”). The purpose of this Study was to determine if the Study Area qualifies as an
“area in need of redevelopment” pursuant to the Local Redevelopment and Housing Law. As has been
shown in the previous analysis, all three lots qualify under the statutory criteria to be designated as an area
in need of redevelopment under criterion ‘d’ due to their obsolete layout and faulty arrangements.
Lot 27 is a vacant and underutilized parking lot that is characterized by excessive impervious coverage with
no stormwater management infrastructure in place. The property is obsolete and no longer required to
meet the parking demand of surrounding land uses. While it has been repurposed as a storage lot for
municipal vehicles and a Farmers Market on select Thursdays and some overflow from the high school,
the site remains largely unused and obsolete.
Lots 26 and 2, which are both developed with single-story residential units that were constructed in the
1930s and 1940s, represent outdated faulty arrangement and design and present an obsolete layout. The
residential units are not ADA accessible and show signs of disrepair. The existing configuration of the sites
as developed with 10-unit single-story buildings does not provide the opportunity to address the 80
affordable units as required in the Municipality’s Court-approved Housing Element and Fair Share Plan.
For these reasons and the analysis provided in the Study, there is substantial evidence to designate the
Study Area as an area in need of redevelopment according to the statutory criteria found in Section 5 of the
Local Redevelopment and Housing Law. Lot 27, Lot 26, and Lot 2 can be designated under criterion ‘d.’
It is therefore recommended that the Municipal Council and the Planning Board take the necessary steps
to designate the Study Area as an area in need of redevelopment.
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APPENDIX A
Resolution 20-237 Directing Study

Mayor and Council
400 Witherspoon Street
Princeton, NJ 08540

Meeting: 07/27/20 07:00 PM
Department: Clerk

RESOLUTION 20-237

Resolution Authorizing and Directing the Princeton Planning Board to
Conduct a Preliminary Investigation to Determine Whether Certain
Property Located on Franklin Avenue, Designated as Lots 2, 26 and 27
in Block 21.04 on the Tax Map of Princeton, Meets the Criteria for
Designation as a Non-Condemnation Redevelopment Area
WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq.
(the “Redevelopment Law”), was enacted to provide an effective mechanism to empower and
assist local governments in their efforts to arrest and reverse deteriorated conditions in housing
and commercial and industrial installations and in public services and facilities, and to promote
the advancement of community interests through programs of redevelopment, rehabilitation and
incentives for the expansion and improvement of commercial, industrial, residential and civic
facilities; and
WHEREAS, the Redevelopment Law authorizes a municipality to determine whether
certain properties or parcels of land located within the municipality constitute an area in need of
redevelopment, pursuant to the enumerated criteria set forth in the Redevelopment Law; and
WHEREAS, the Redevelopment Law sets forth a specific procedure and the specific
requirements for determining and establishing an area in need of redevelopment; and
WHEREAS, pursuant to N.J.S.A. 40A:12A-6, before an area of the municipality is
determined to be a redevelopment area, the governing body of the municipality shall, by
resolution, authorize the municipal planning board to undertake a preliminary investigation to
determine whether the proposed area is a redevelopment area according to the criteria set forth in
N.J.S.A. 40A:12A-5 of the Redevelopment Law; and
WHEREAS, the Redevelopment Law at N.J.S.A. 40A:12A-6 also requires the governing
body to specify whether the area being investigated will be considered for determination as a
“non-condemnation redevelopment area,” such that the municipality shall be authorized to use
all those powers provided by the Legislature for use in a redevelopment area other than the use
of eminent domain, or as a “condemnation redevelopment area,” such that the municipality shall
be authorized to use all of those powers provided by the Legislature for use in a redevelopment
area, including the power of eminent domain; and
WHEREAS, the Mayor and Council of Princeton has determined that an investigation
and inquiry should be made of certain properties located on Franklin Avenue to see if they, or
portion thereof, qualify under the Redevelopment Law as a non-condemnation area in need of
redevelopment; and
WHERAS, the Mayor and Council hereby request and direct the Princeton Planning
Board to undertake an investigation of certain property situated in the municipality, located at 1 Page 1
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Meeting of July 27, 2020

10 Franklin Avenue, specifically designated as Lots 2, 26 and 27 in Block 21.04 on the Tax Map
of Princeton (the “Study Area”), and produce a report containing its findings as to whether the
Study Area meets one or more of the criteria set forth at N.J.S.A. 40A:12A-5, and make a
recommendation to the Mayor and Council as to whether all or a portion of the Study Area
should be designated as a non-condemnation redevelopment area.
NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of Princeton, on
this 27th day of July, 2020, as follows:
1. The preamble to this resolution is hereby incorporated as if fully restated herein.
2. The Princeton Planning Board (“Board”) is hereby directed to conduct a preliminary
investigation of the Study Area defined hereinabove, consisting of Lots 2, 26 and 27
in Block 21.04 on the Tax Map of Princeton, in accordance with the requirements set
forth in N.J.S.A. 40A:12A-6 of the Redevelopment Law, in order to determine
whether the Study Area, or part(s) thereof, meet the requirements for designation as a
non-condemnation redevelopment area, such that the municipality may be authorized
to use all those powers provided by the Legislature for use in a redevelopment area
other than the use of eminent domain.
3. The Board is directed to prepare a map of the Study Area showing the boundaries of
the proposed redevelopment area and locations of the various parcels of property
included therein, along with a statement setting forth the basis for the investigation
appended to the map; to prepare a report containing the Board’s findings; and to hold
a duly noticed public hearing for the purpose of presenting the results of its
investigation, hearing from all persons who are interested in, or would be affected by,
a determination that the Study Area is a redevelopment area, and receiving into the
record and considering all objections and evidence in support of such objections to a
determination that the Study Area be designated as a non-condemnation
redevelopment area.
4. After completing its public hearing on the matter, the Board shall make a
recommendation to the Mayor and Council as to whether all, or any portion thereof,
of the Study Area should be designated as a non-condemnation redevelopment area.
5. The Board staff and Municipal Land Use Departments, and their consultants, are
hereby authorized and directed to assist the Board in conducting its investigation of
the Study Area.
6. This resolution shall take effect immediately.
7. The Municipal Clerk shall cause a copy of this resolution to be transmitted forthwith
to the Princeton Planning Board.

Updated: 7/20/2020 10:53 AM by Delores A. Williams
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8. The findings and recommendations of the Board, once completed, shall be submitted
to the Mayor and Council for review and consideration in accordance with the
provisions of the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et
seq.

Councilperson
Mr. Cohen
Ms. Fraga
Ms. Niedergang
Ms. Pirone Lambros
Mr. Sacks
Mr. Williamson
Mayor Lempert

Absent

Present

1st

2nd

Yea

Nay

Abstain

Disqualified

I, Delores Williams, Municipal Clerk of Princeton, do hereby certify that the above is a
true copy of a resolution adopted by the Mayor and Council of Princeton at a meeting held on
July 27, 2020.

___________________________________
Delores A. Williams, Municipal Clerk

Updated: 7/20/2020 10:53 AM by Delores A. Williams
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APPENDIX B
Tax Data for Lots 2, 26, and 27 in Block 21.04

BLK: 21.04
LOT: 2
QUAL:
PROP LOC: 1-10 FRANKLIN AVENUE
PRINCETON
HOUSING AUTH OF THE BOROUGH OF PRIN Class: 15C
--Curr. Values---Sales History-1 REDDING CIRCLE
Zoning: R4
Land:
583,000
PRINCETON NJ 08540
TAX Map: 21
Impr:
327,000
VCS: B206
Net:
910,000

BUILDING

DESCRIPTION

Building Class 10

FLOOR

AREAS

1st Story

LAND
0

APTS&L

Upper Stories

0

/
Cond: 2

Half Stories

0

Attic Area

0

Basement Area

0

Sq. Foot Living

0

Built: 0000
Fndatn:
Roof:

ATTACHED

ITEMS

DETACHED

ITEMS

ExtFin:

OTHER

ITEMS

BEDROOMS
BATHROOMS

CONDITION
INT.:
EXT.:
LAYOUT:

GOOD
GOOD
GOOD

0
.0

ASSESSMENT HISTORY
2020:

910,000

2019:

910,000

2018:

910,000

2017:

910,000

DESCRIPTION

90.5 X 336
Acres: .69

ASSESS YEAR: 2020
Book/Page

APPRAISED

VALUES

(COST APPROCH)

Main Bldg Replacement Cost
CCF:1.29,NetCond:1.000,MktAdj:1.00
Main Bldg Appraised Value
Total Detached Item Value
Total Improve Value (override)
Total Land Value (override)

*
=
+
=
=

0
1.29000
0
0
327,000
583,000

New Search
Block:
Lot:
Qual:

Mercer County Property Info
21.04
2

Prior Block:
Prior Lot:
Prior Qual:
Updated:
02/12/16
Zone:
R4
Sale Date:
Sr1a

00/00/00

Prop Loc:
District:
Class:

1-10 FRANKLIN AVENUE Owner:
HOUSING AUTH OF THE BOROUGH OF PRIN
1114 PRINCETON
Street:
1 REDDING CIRCLE
15C
City State: PRINCETON NJ 08540
Additional Information
Acct Num:
Addl Lots:
Mtg Acct:
Land Desc: 90.5 X 336
Bank Code: 0
Bldg Desc: APTS&L
Tax Codes:
Class4Cd: 0
Map Page: 21
Acreage:
0.6981
Sale Information
Book:
Page:
Price:
0 NU#: 0
Date

Book

Page

Price

NU#

TAX-LIST-HISTORY
Property
Year
Owner Information
Land/Imp/Tot Exemption Assessed
Class
2020 HOUSING AUTH OF THE BOROUGH OF PRIN
583000
0
910000 15C
1 REDDING CIRCLE
327000
PRINCETON NJ 08540
910000
2019 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

583000
327000
910000

0

910000

15C

2018 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

583000
327000
910000

0

910000

15C

2017 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

583000
327000
910000

0

910000

15C

2016 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

583000
327000
910000

0

910000

15C

2015 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

583000
327000
910000

0

910000

15C

2014 HOUSING AUTH OF THE BOROUGH OF PRIN
50 CLAY STREET
PRINCETON NJ 08540

583000
327000
910000

0

910000

15C

2013 HOUSING AUTH OF THE BOROUGH OF PRIN
50 CLAY STREET
PRINCETON NJ 08540

583000
327000
910000

0

910000

15C

Ratio

Square Ft: 0
Year Built: 0000
Style:
EPL Code:
Statute:
Initial:
Desc:
Taxes:

40 4 356
54:4-3.3
000000 Further: 000000
DORMITORY
0.00 / 0.00

Grantee

BLK: 21.04
LOT: 26
QUAL:
PROP LOC: 1-10 FRANKLIN AVENUE
PRINCETON
HOUSING AUTH OF THE BOROUGH OF PRIN Class: 15C
--Curr. Values---Sales History-1 REDDING CIRCLE
Zoning: R4
Land:
370,000
PRINCETON NJ 08540
TAX Map: 21
Impr:
623,600
VCS: B204
Net:
993,600
CARD 01 OF 03
BUILDING

DESCRIPTION

Building Class 47
MULTFAM 4

AREAS

1st Story

H&L

1 STORY / RANCH
Cond: 3
Built: 1950
Fndatn: BLK/CONCRT

LAND
2,552

Upper Stories

0

Half Stories

0

Attic Area

0

Basement Area

0

Sq. Foot Living

Roof: HIP / ASPH SHNGL
ExtFin: ALUM/VINYL
PT. BRICK

FLOOR

DESCRIPTION

ASSESS YEAR: 2020
Book/Page

APPRAISED

150 X 206 AV

2552

Air: NONE

2552

Main Bldg Replacement Cost
CCF:1.29,NetCond:.705,MktAdj:1.00
Main Bldg Appraised Value
Total Detached Item Value
Total Improve Value (rounded)
Total Land Value

Acres: .70

ATTACHED

ITEMS

DETACHED

ITEMS
5
14
24

20

5

5
29
A
98

ITEMS

CONDITION

275,551
.90940
250,586
0
250,600
370,000

*
=
+
=
+

2,552

FlrFin: MIXED

BEDROOMS
BATHROOMS

(COST APPROCH)

1632

NONE

OTHER

VALUES

0
.0

ASSESSMENT HISTORY

INT.:
EXT.:
LAYOUT:

AVERAGE
AVERAGE
AVERAGE

2020:

993,600

2019:

993,600

INFOBY:

ESTIMATED

2018:

993,600

2017:

993,600

A: 1S-CR

2552

20

5
15
24

New Search
Block:
Lot:
Qual:

Mercer County Property Info
21.04
26

Prior Block:
Prior Lot:
Prior Qual:
Updated:
02/12/16
Zone:
R4
Sale Date:
Sr1a

00/00/00

Prop Loc:
District:
Class:

1-10 FRANKLIN AVENUE Owner:
HOUSING AUTH OF THE BOROUGH OF PRIN
1114 PRINCETON
Street:
1 REDDING CIRCLE
15C
City State: PRINCETON NJ 08540
Additional Information
Acct Num:
Addl Lots:
Mtg Acct:
Land Desc: 150 X 206 AV
Bank Code: 0
Bldg Desc: H&L
Tax Codes:
Class4Cd: 0
Map Page: 21
Acreage:
0.7094
Sale Information
Book:
Page:
Price:
0 NU#: 0
Date

Book

Page

Price

NU#

TAX-LIST-HISTORY
Property
Year
Owner Information
Land/Imp/Tot Exemption Assessed
Class
2020 HOUSING AUTH OF THE BOROUGH OF PRIN
370000
0
993600 15C
1 REDDING CIRCLE
623600
PRINCETON NJ 08540
993600
2019 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

370000
623600
993600

0

993600

15C

2018 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

370000
623600
993600

0

993600

15C

2017 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

370000
623600
993600

0

993600

15C

2016 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

370000
623600
993600

0

993600

15C

2015 HOUSING AUTH OF THE BOROUGH OF PRIN
1 REDDING CIRCLE
PRINCETON NJ 08540

370000
623600
993600

0

993600

15C

2014 HOUSING AUTH OF THE BOROUGH OF PRIN
50 CLAY STREET
PRINCETON NJ 08540

370000
623600
993600

0

993600

15C

2013 HOUSING AUTH OF THE BOROUGH OF PRIN
50 CLAY STREET
PRINCETON NJ 08540

370000
623600
993600

0

993600

15C

Ratio

Square Ft: 6304
Year Built: 1950
Style:
EPL Code:
Statute:
Initial:
Desc:
Taxes:

40 4 356
54:4-3.3
000000 Further: 000000
DORMITORY
0.00 / 0.00

Grantee

BLK: 21.04
LOT: 27
PRINCETON
400 WITHERSPOON ST
PRINCETON NJ 08540

BUILDING

QUAL:

PROP LOC: 1-10 FRANKLIN AVENUE
PRINCETON
Class: 15C
--Curr. Values---Sales History-Zoning: R4
Land:
844,000
01/02/2018
1
TAX Map: 21
Impr:
89,000
07/05/2012 1,300,000
VCS: B206
Net:
933,000

DESCRIPTION

Building Class 10

FLOOR

AREAS

1st Story

/
Cond: 2
Built: 0000
Fndatn:
Roof:

LAND
0

Upper Stories

0

Half Stories

0

Attic Area

0

Basement Area

0

Sq. Foot Living

0

ATTACHED

ITEMS

DETACHED

ITEMS

ExtFin:

ASPH PAVNG

OTHER

ITEMS

BEDROOMS
BATHROOMS

CONDITION
INT.:
EXT.:
LAYOUT:

GOOD
GOOD
GOOD

56,600

0
.0

ASSESSMENT HISTORY
2020:

933,000

2019:

933,000

2018:

933,000

2017:

933,000

DESCRIPTION

474 X 162
Acres: 1.76

ASSESS YEAR: 2020
Book/Page
06312/450

APPRAISED

VALUES

(COST APPROCH)

Main Bldg Replacement Cost
CCF:1.29,NetCond:1.000,MktAdj:1.00
Main Bldg Appraised Value
Total Detached Item Value
Total Improve Value (rounded)
Total Land Value

*
=
+
=
+

-3
1.29000
-4
89,004
89,000
844,000

New Search
Block:
Lot:
Qual:

Mercer County Property Info
21.04
27

Prior Block:
Prior Lot:
Prior Qual:
Updated:
Zone:

02/07/18
R4

Sale Date:

01/02/18

Sr1a
Year

Prop Loc:
District:
Class:
Acct Num:
Mtg Acct:
Bank Code:
Tax Codes:
Map Page:
Book:
Date

1-10 FRANKLIN AVENUE
1114 PRINCETON
15C

0
21
6312 Page: 450
Book

Owner Information

2020 PRINCETON
400 WITHERSPOON ST
PRINCETON NJ 08540

Owner:
PRINCETON
Street:
400 WITHERSPOON ST
City State: PRINCETON NJ 08540
Additional Information
Addl Lots:
Land Desc: 474 X 162
Bldg Desc:
Class4Cd:
0
Acreage:
1.7628
Sale Information
Price:
1 NU#: 15

Page

Price

TAX-LIST-HISTORY
Property
Land/Imp/Tot Exemption Assessed
Class
844000
0
933000 15C
89000
933000

2019 PRINCETON
400 WITHERSPOON ST
PRINCETON NJ 08540

844000
89000
933000

0

933000

15C

2018 PRINCETON
400 WITHERSPOON ST
PRINCETON NJ 08540

844000
89000
933000

0

933000

15C

2017 TRUSTEES OF PRINCETON UNIVERSITY
MACMILLEN BLD-BUS OFFICE
PRINCETON NJ 08544

844000
89000
933000

0

933000

4A

2016 TRUSTEES OF PRINCETON UNIVERSITY
MACMILLEN BLD-BUS OFFICE
PRINCETON NJ 08544

844000
89000
933000

0

933000

4A

2015 TRUSTEES OF PRINCETON UNIVERSITY
MACMILLEN BLD-BUS OFFICE
PRINCETON NJ 08544

844000
89000
933000

0

933000

4A

2014 TRUSTEES OF PRINCETON UNIVERSITY
MACMILLEN BLD-BUS OFFICE
PRINCETON NJ 08544

844000
89000
933000

0

933000

4A

2013 TRUSTEES OF PRINCETON UNIVERSITY
MACMILLEN BLD-BUS OFFICE
PRINCETON NJ 08544

844000
89000
933000

0

933000

4A

NU#

Square Ft:
Year Built:
Style:

0
0000

EPL Code:
Statute:
Initial:
Desc:
Taxes:

4 1 94
54:4-3.6
000000 Further: 000000
PARKING LOT
0.00 / 0.00

Ratio

Grantee

APPENDIX C
Zoning Regulations

Zoning Regulations for the R4A, AH-6, and the AHO-6 Zoning Districts in the Municipality of Princeton

R4A Residential Zone (§17A-268.2-§17A-268.31)
Uses Permitted As Of Right (§17A-268.21)
a.

Residential uses.
1. One-family dwellings.
2. Two-family dwellings.
3. Attached dwellings.
4. Multiple dwellings.

b. Nonresidential uses.
1. Public parks and playgrounds.
c.

Accessory uses.
1. Accessory signs, as permitted in division 6, subdivision I, sections 17A-367 through 17A372 of this chapter.
2. Accessory parking spaces and other accessory uses as permitted in the R1 district
including secondary residences, subject to the limitations set forth in R1 districts, section
17A-228: except that within a dwelling other than a one-family dwelling only one room may
be rented for residential purposes, for occupancy by not more than two persons; and no
secondary residence shall be permitted.

Conditional Uses (§17A-268.22)
a.

Nonresidential uses.
1. Churches and other places of worship.
2. Public schools, and private schools not operated for profit.
3. Private parks and playgrounds.
4. Personal

wireless

telecommunications

facilities

and

personal

wireless

telecommunications equipment facilities, as defined in section 17A-201 shall be permitted
as a conditional use, subject to the provisions of section 17A-208.
Mandatory Set-Aside for Affordable Housing (§17A-268.24)
Subdivision and site plan approvals for residential developments within the district may only be approved
if at least 20% of the units are affordable units meeting the standards in section 17A-202.2.

1

Zoning Regulations for the R4A, AH-6, and the AHO-6 Zoning Districts in the Municipality of Princeton

Bulk Regulations for Residential Uses (§17A-268.26)
One-Family
Dwellings

Two-Family
Dwellings

Attached
Dwellings

Multiple
Dwellings

Feet

35

35

35

35

Stories

3

3

3

3

Coverage (percent)

30

30

30

30

FAR

40

45

45

45

6,000

3,300

3,000*

Maximum permitted
Height

Minimum required
Lot area (sq. ft.)
For each dwelling
Per number of habitable rooms,
each dwelling unit
One or two

2,600

Three

3,000

Four

3,300

Each additional

200

Usable open space (sq. ft.)
For each dwelling unit

600

Per number of habitable
rooms, each dwelling unit
One or two

200

Each additional

200

Lot width

60

60

End lot

40**

Interior lot

20**

Lot depth

100

100

80**

Front yard

25

20

15**

Combined side yards

20

20

30

Smaller side yard

8

8

15

20

Side yards

End lot, one side yard
Rear yard

20**
35

35

25**

25

Building height to setback ratio
(maximum)

3.0:1

3.0:1

n/a

n/a

Maximum number of units per
structure

n/a

n/a

6

12

* For attached dwellings, parts of the lot area may be provided as common land, directly accessible from the lot of each individual
dwelling unit; provided, that the lot of each individual dwelling unit shall have not less than the minimum lot width and lot depth
** For lot of individual dwelling unit
Dimensions are in feet, unless otherwise noted

2

Zoning Regulations for the R4A, AH-6, and the AHO-6 Zoning Districts in the Municipality of Princeton

Required Parking – Residential (§17A-268.30)
One-Family
Dwellings

Two-Family
Dwellings

Attached
Dwellings

Multiple
Dwellings

1.0

1.5

1.0

1.5

Per rented room

1

1

1

Per accessory professional office

1

1

1

Required Parking spaces
Per dwelling unit
For accessory uses

1

Affordable Housing-6 (AH-6) Zone (Ordinance 2020-24)
Zone Purpose
The Affordable Housing-6 Zone was created to provide a realistic opportunity for the construction of
affordable housing pursuant to the New Jersey Fair Housing Act and thereby comply with the Municipality’s
constitutional obligation to provide such housing to for low-and moderate-income households. Specifically,
the AH-6 zone is established to provide for redevelopment consisting of municipally-sponsored, 100
percent affordable, multi-family (non-age-restricted) residential dwellings for rent.
Permitted Principal Uses
Multi-family residences, non-age-restricted, for rent
Permitted Accessory Uses
Residential management office; Common rooms/areas, including for meetings, recreation, laundry and
storage; Communications infrastructure; Maintenance and storage; Off-street parking and loading; Street/
site furnishings; Home occupations; Fences and walls; Landscape amenities and open space; Pedestrian
circulation elements; Signs; Storm water management facilities and other utilities; Other customary uses
which are clearly incidental and subordinate to a permitted principal use.
Mandatory Affordable Housing: Within the Affordable Housing-6 zone, 100 percent of all dwellings shall be
deed restricted for occupancy by low- and moderate-income households. Affordable dwelling units shall
be constructed and rented in accordance with the Council on Affordable Housing rules at N.J.A.C. 5:93-1
et seq. and the Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5:80-26.1 et seq. Household
incomes, bedroom distribution, and affordability shall be in accordance with the Council on Affordable
Housing rules at N.J.A.C. 5:93-1 et seq. the Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5:8026.1 et seq., the Fair Housing Act (FHA) and all other applicable law.

3

Zoning Regulations for the R4A, AH-6, and the AHO-6 Zoning Districts in the Municipality of Princeton

Site Development Regulations
Maximum permitted

AH-6

Height
Feet

45

Stories

3.5

Minimum required
Front yard

15

Side yard

15

Rear yard

15

Maximum required
Front Yard

25

Impervious coverage (percent)

80

Minimum number of affordable
dwelling units

80

Minimum landscape buffers to
residential zones

10

Off-street parking

1 space per
unit

Affordable Housing Overlay-6 (AHO-6) Zone (Ordinance 2020-25)
Zone Purpose
The Affordable Housing Overlay -6 Zone is created to provide a realistic opportunity for the construction of
affordable housing pursuant to the New Jersey Fair Housing Act and thereby comply with the Municipality’s
constitutional obligation to provide such housing to for low-and moderate-income households. Specifically,
the AHO-6 zone is established to provide an alternative framework for redevelopment of the underlying R4A
(Lot 2) and AH-6 (Lots 26 & 27) districts with market-rate mixed-income and affordable dwellings. This
framework would permit no more than 160 total mixed-income dwellings, with no fewer than 80 affordable
dwelling units.
Permitted Principal Uses
a.

Multi-family residences, non-age-restricted, for rent

b. Commercial uses, limited to the following: Offices; Retail stores, excluding automotive sales or
service establishments; Bakeries; Eating and drinking places; Barbershops, beauty parlors, tailors,
dressmakers and millinery shops, photographic studios, shoe repair, shoeshine and hat cleaning
shops, and similar personal service stores dealing directly with retail consumers; Studios for

4

Zoning Regulations for the R4A, AH-6, and the AHO-6 Zoning Districts in the Municipality of Princeton

dancing and music instruction; Private vocational and trade schools; Laundromats, outlets and
pick-up stations for laundries and cleaning establishments; Medical and dental offices.
Permitted Accessory Uses
Residential management office; Common rooms/areas, including for meetings, recreation, laundry and
storage; Communications infrastructure; Maintenance and storage; Off-street parking and loading; Street/
site furnishings; Home occupations; Fences and walls; Landscape amenities and open space; Pedestrian
circulation elements; Signs; Storm water management facilities and other utilities; Other customary uses
which are clearly incidental and subordinate to a permitted principal use.
Site Development Regulations
Maximum permitted

AHO-6

Height
Feet

55

Stories

5

Minimum required
Front yard

10

Side yard

15

Rear yard

10

Maximum required
Front Yard

15

Impervious coverage (percent)

80

Maximum number of total dwelling
units

160

Minimum number of affordable
dwelling units

80

Minimum landscape buffers to
residential zones

10

Off-street parking – residential

1 space per
unit

Off-street parking – nonresidential

No
requirement

5

Zoning Regulations for the R4A, AH-6, and the AHO-6 Zoning Districts in the Municipality of Princeton

Additional Commercial Requirements
a.

Commercial uses shall be on the ground floor

b. Commercial uses shall have a storefront(s) facing Witherspoon Street; however, if more than one
commercial use is proposed, this requirement shall be deemed to be satisfied as long as at least
one of the uses has a storefront on Witherspoon Street
c.

Commercial uses shall be limited to no more than 10,000 total square feet of gross floor area

d. All retail space shall be contiguous within a single building
Comprehensive Development Required
The AHO-6 zone shall be developed in accordance with a single plan that is coordinated among all
properties to create a unified residential development. Lots may be merged, but subdivision for the
purposes of segregating the zone into smaller development tracts is not permitted.

6

APPENDIX D
Historic Deeds and Documents for Lot 27:
•

1955 Property Deed

•

2012 Property Deed

•

2017 Property Deed

APPENDIX E
Historic Deeds and Documents for Lot 26:
•

1938 Property Deed

•

1967 Lease Agreement

•

1968 Property Deed

•

1938 Historic newspaper article
providing additional history of property
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APPENDIX F
Historic Deeds and Documents for Lot 2:
•

1948 Property Deed

•

1954 Property Deed

