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What If?
THE HOSPITAL SITE
Designing Our Town Together…#2

WHEN THE HOSPITAL MOVES, WHAT WILL BE THERE?
Table moderator: Kirsten Thoft AIA LEED ap
Studio presenters: Justin Thursun, Daniel Schned,
Keith Hamas

Jim Constantine: We now hop aboard the Dinky and head over towards
Witherspoon St. to THE HOSPITAL SITE.

Justin Thursun: My colleagues and I decided to go back to our old stomping
grounds at the Princeton Medical Center which as now moved out across Rt
One. We were greatly surprised..shocked and awed!…to find what was once a
single use area that didnʼt really integrate with the community had become this
public plaza…this space that had mixed use development, encouraged
community activities, and had really got involved as a neighborhood center.
Daniel Schned: It is hard to believe that it used to look like this. And likewise,
as you walk up and down Witherspoon St, a lot of the properties and buildings
at the corner locations were inactive and underutilized. Now, they have been
transformed into one of the finer design features of the neighborhood.
Keith Hamas: We find that we donʼt miss the days when Witherspoon St was
unsafe for pedestrians and bicyclists. There was a time when vehicles would
come barreling down the street. You would have to stay on the sidewalk to stay
out of harmʼs way. So now it has been transformed into shared space. He
street has been returned to the pedestrians. We have taken the texture from
the plaza and have pulled it out onto the street. It gets motorists thinking they
have entered a pedestrian realm. Hopefully, this reduces speeds and accidents
and injuries.

SUMMARY BY THE ARCHITECT, MAY 15, 2010
THE HOSPITAL SITE TABLE
Kirsten Thoft AIA LEED a p

Sheldon: Now, the hospital site. Kirsten Thoft.
Kirsten: At our table, we had these Rutgers students do a presentation about
possible uses for the hospital site. It was not blue sky by any means. They
talked about re-using existing buildings. The code that has been overlaid on
that site [which was years in development]…they kept that pretty firmly in mind.
We have an image. They have an extraordinary number of 11 x 17s showing
things like density, neighborhoods, uses of the existing building, and they
clearly did a lot of work on it. I want one of them to come up to explain the
concept of form-based code. It is something they did and it is something that
Josh mentioned. I think it would be useful to describe just what that is and how
it is linked to the concept of zoning.
Dan Schned: The concept of the program is that it is an alternative to
traditional zoning. It is principally structured around form rather than function or
use. So you are looking to hear input from the community about what would be
visually preferable. So we are talking about creating design guidelines and
standards for buildings rather than just for regulating the uses that are allowed
to exist there. It opens up a lot more opportunity to build the kind of
communities weʼd like to see.
Kirsten: Basically, then, they talked about keeping the parking garage. It is a
huge asset to that site and should remain. As we know the hospital is going to
be leaving in the next couple of years. It is a huge opportunity and challenge,
really, because there is an enormous amount of square footage that somebody
is going to do something with. There has been zoning applied to the site. The
parking garage will stay. All three of the buildings in the Township will stay is

my understanding. There wouldnʼt be residential in these buildings under
current zoning. In the Boro, the zoning allows basically for the same volume of
building to remain on the site that is currently on the site. The assumption by
some people living near is for ----[?] but I donʼt think that is required. 280
residential units are allowed. 6% of the SF can be mixed office and residential.
The students presented a plan for an open square in the middle between those
two office buildings and what would become a residential mixed-use building.
We talked about the size of it. They ended up with something that is about
twice the size of the Hinds Plaza out here. The intention would be that it would
be wrapped to some degree by retail or office space…and that it would have a
relationship with some kind of retail and office space across the street. Those
currently exist right now but are not built out. We talked a lot about the idea of a
destination versus the neighborhood center. The students are proposing a
neighborhood center. There is concern among the community that the square
not become a destination. This was an interesting comment: “Happy to have
transit take people out. But not too happy to have people brought in!” The
concern is that it not end up being high end retail so that people from outside
pour in so that stores become something that the neighborhood doesnʼt find
useful or affordable. To me, when I first heard 6% for office and retail, it
seemed low. Looking at it ʻbirdʼs eyeʼ, no one at the table would give me a
number. But I got the sense that it seemed a little low to them, too. One
comment that I thought was very interesting…there is the potential for ʻphasein-abilityʼ here. Maybe this doesnʼt need to be all done at once. So t could be
partial intervention, and then, we can kind of learn from what happens….See
what stores move in ….see what neighbors use them…I thought that was an
interesting concept. It is big enough so that maybe we can afford to let that
happen. The students pointed out that the site stands between two
neighborhoods: the Witherspoon Jackson Neighborhood and the Jefferson
Road-Moore St Neighborhood. Two different characters and densities. This
area wants to be a connector somehow. Flexible. Used by both of them. It is
also an interesting spot between town and country. Because of Community
Park and the school. It does seem as if it would be a great place for a transit
stop. There was concern expressed by some members of the table that doing
this commercial mixed-use development here would be a precursor to making
all of Witherspoon St commercial between here and the upper portion of
Witherspoon. There a strong feeling that the residential and commercial mix
along Witherspoon be maintained between these two spots. I think that may be
it! [Applause]

Sheldon Sturges: Thank you very much. The news bulletin that came out last
night is that the developer that signed an agreement with the community to
develop the hospital site has backed off that agreement and is not going to
proceed. So the hospital site is now open for people to come and develop it.
The zoning is set with a great deal of community input. We look forward to
continuing that conversation. What weʼd like to do now, if we could, is to open
the floor to conversation and questions.

