1. Notes from the Retail Environment Table
Retail Environment: Family-owned shops are largely disappearing from our downtown and even high-end
chain stores seem to have a hard time paying rising rents and attracting sufficient shoppers. We no
longer can purchase most necessities of life in our town. Princetonians must drive to malls to buy a towel
or a teacup while tourists visit our town to buy necklaces or knicknacks. Can these trends be altered?
Session One
Present: Katherine Kish, Moderator; Bill Howard, Scribe; Polly Burlingham; Françoise Picaronny; Michael Landau; Kristin Appelget;
Wanda Gunning; Stephanie Charney; Janet Pickover; Mark Sensits; Marvin Bressler; Paul Knight; Gina D’Adamo; Raoul Momo

What kind of retail “Community” does Princeton
need and want?
What kind of environment, services, customers, do
retailers need and want?
How to get it?
How can municipal government be more responsive
to retailers?
How can landlords/developers be more responsive?
How can the buying public be more responsive?
A Summary of Findings
• Different populations: customers who are from Greater
Princeton, tourists, residents & students
• The Loss of Key Stores: Woolworths, John’s Shoe Shop
• Can we subsidize what we need?
• Shopping Center has become part of downtown
• Local-serving businesses: retailers need ‘love’ by Boro
government
• Would a SID provide special help?
• Parking has improved!
• Affordability: Prices are too high for rents, goods, housing
• Escalating real estate prices
• Village Nostalgia vs Real World Economics
• Nice town to live in but not affordable
• Things we need on daily basis
• Transportation to downtown from outside lots & from Dinky
• Move Dinky closer
• The University is seen as not being supportive of local
businessess
• Ace Hardware – a family store
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Princeton has become a destination
Loss of walking downtown and seeing friends
Trader Joe’s needs 55 parking spaces
Listen to small business
Is public transportation feasible
Retailers need encouragement
40 football fields a day in NJ to development
55% of PU students are on financial aid
Nostalgia for village in today’s real world
Make business opening easier

K. M. Kish: I have the honor of moderating this discussion. You are
the stars of the day. I am expecting that all of your bons mots will go
into that little black thing in the center of the table. Let’s start by
introducing ourselves and if you have a specific retail interest, please
state that.
Polly Burlingham: I have a small business called Green Gardens. I
specialize in container gardens. A number of the retail operations in
Princeton are my clients. I have a concern/interest in beautifying
downtown Princeton. I am most concerned about small businesses,
family-owned businesses, that services that are important to me as a
resident stay in this town.
Francoise Picaronny: I live on Hamilton. I am a freelance translator.
I want to express my opinion as a resident.
Michael Landau: I have a unique perspective. My family started
Landau’s on Witherspoon St. in 1955. My 2 brothers now run it now
on Nassau St, next to where the University is going to be running its
new UStore. I am an architect and a planner. I sat on the RPB for 7
years in the 90’s. I have sort of an architectural/planning perspective,
a family business perspective and I am a resident in the Boro. Back
when I started my own firm in the 80’s, Henry Arnold and I came in
second for a plan to beautify Nassau St. which unfortunately Barbara

Sigmund gave to an engineering firm which gave us what we have
now. So I have a lot of different issues, then.
Kristin Appelget: I am director of Community Affairs for the
University. My family is originally from Princeton. And many years
ago my great grand father was the barber, Honoré Barbershop, And,
my grandmother was a Clayton. So I have heard a lot of stories over
the years about what it takes to be a merchant in Princeton.
KMK: As many of you know, Kristin was President of the Princeton
Area Chamber of Commerce.
Wanda Gunning: I am Vice President of the Regional Planning
Board of Princeton. I have been on boards for 35 years. Chair of the
Historic Preservation Committee. Vice Chair of the Environmental
Commission.
Stephanie Charney: I have lived on Birch and Race for 8 years now.
I come from the perspective that I use the retail on a regular basis. I
can walk to town. One of the reasons we picked our home is because
we enjoy retail and residential mixed together. Finding a nice mix…
How to make that work for those of us who live here, not just for
tourists. We go to your shop on a regular, daily basis and they know
our names.
Janet Pickover: 86 Poe Rd. I have been a resident for 22 years. I
purchased a building on Spring St. 2 years ago. I have been through
the ups and downs of zoning. I am really here today as a concerned
citizen to see that the future of our community grows in the way that
would be good for all of us.
Bill Howard: Triangle Repro. We also own several buildings here in
Princeton. Our business is rooted in Princeton, although I live in
Hamilton. I just want to see what is going on here and be a part of it.
We are one of the last family businesses. That’s what we are talking
about.
___:
Raoul Momo: Mediterra, Witherspoon Bread, Teresa’s. I live here.
My life is everyday dealing with the issues of being a family business
and being part of the Princeton community. I work and live here, just
as the table says. My concern is the escalating real estate prices. They
bare out of proportion. We won’t have any independent businesses in
Princeton. There needs to be…I think the urban pressures on
Downtown Princeton that, I agree, the residents don’t want, but,
unfortunately, we need to cope with. We need real smart planning so
that we don’t loose the charm that Princeton has. Princeton is a model
for New Jersey. We have to do this the best possible way.
Gina D’Adamo: I own a store in Princeton on Tulane and live here. I
hear a lot. Women talk. I wished I lived in the Boro. But I can’t. I live
in the Twp. I can’t even shop in the town any more. Can’t buy clothes
in town. Can’t buy much of anything in town. I drive an hour to go
grocery shopping. I do a lot outside of town that I wish I could do in
town. I spend a lot of money supporting small businesses that charge
so much so that they can pay the rent. It is a real issue.
Mark Sensits: I am a Boro resident on Moore St. Soon to be Boro
merchant. We are opening a wine store on Tulane St. I have an
interesting perspective because I am opening in 2 locations. The other
is in Westfield NJ. I started working on my site in Princeton about 9
months before Westfield. The one here will open in ’08. The one in
Westfield will open next month. They have what is called the
Westfield Downtown Corporation which does some amazing things
to encourage, in my opinion, the right kind of vibrancy and
development down there. The government is very easy to work with.
Very supportive of local businesses. I don’t see why we can’t do the
same here!
KMK: Westfield, for those of you who haven’t been there recently,
is a very charming town. Lots of street life.
Marvin Bressler: I am a retired professor. The oldest living
American!
KMK: And one of the most witty and profound members of the
Council of Princeton Future.
MB: My problems have to do with transportation. With the medical
situation. There are some days I go to the doctor’s and some days I
go to the pharmacist. It is how I spend my time. I would find it more
pleasant if the process of getting there were more congenial.

KMK: I am not a resident of this town. But I come from way over
there across Rt One on the Cranbury-Plainsboro border, but this is my
downtown! This is what I think of when I think of where I am in
business. I am in the Princeton business community. I think that this
is another thing we have to factor in. The reach of Princeton s large
and goes beyond the Boro.
Q: Do you work in Princeton?
KMK: I work all over the country. But my Chamber affiliation is the
Princeton Regional Chamber of Commerce. That circle is fairly large.
40% of the employees of corporations in the area come from Buck’s
Cty. They too see Princeton as a center for commerce. It is another
definition of what is/where is Princeton. What kind of a retail
community does Princeton want?
Stephanie?: Perhaps this is not an original thought. Princeton is a
nice town to live in. Many people can afford to shop in this area. A
lot can’t. If the community can’t support its own stores because it
can’t afford them, then that is a problem. I am a pediatrician. I am not
working now. I am staying home with my child. So we are living on
one income. It would be nice if I could buy some clothes at the
Children’s Place that just closed. Perhaps a nice affordable store will
open up. Affordable is important.
KMK: So affordability is a key theme I have heard.
Stephanie: Things that are not expensive can also be nice. You can
maintain a beautiful downtown district and still have things that are
affordable.
Polly Burlingham?: Affordable also slides into things we need on a
day-to-day basis. That’s what we don’t have in Princeton anymore.
There is no reason for me to come back into the center of town except
for the library. Because the library is in the center of town there is a
chance that I will use some of the services around it. Like buying
bread at the Witherspoon Bread Company, or run and pick up
pictures at Image Photo. But would I come into town because I need
some clothes? NO! I can’t afford them.
__: There used to be a hardware store on Witherspoon.
PB: Right. CVS sort of fits the bill for all of those little things one
needs. Yeah, the general store..yet it is not my idea of a general store.
I miss Woolworths. You could buy Halloween Candy..notions..
__: Milk and eggs
KMK: Let’s think for a minute..what stores have replaced FW
Woolworth’s?
___: Target…Walmart. I don’t shop at giant stores. ACE Hardware is
wonderful. It is family-owned.
KMK: I am hearing the need for general merchandise…food
___: Especially as it seems there is an effort to build more residential
in the town. Where are those people going to shop? The global
warming issue…walking is important
MS: To Raoul’s point..the businesses you are talking about are low
ticket and can’t afford the rents. The ones that are high ticket can
afford it.
__: There are the satellite stores where they can afford to lose money
because the other stores in nthe chain are bringing it in.
KMK: An example of that?
__: Ralph Lauren. I know the employees there have a quota. If they
don’t make the quota, it is deducted from their salary. I walked in
there, I couldn’t afford anything in there.
MB: As a matter of curiosity, has anyone ever bought anything on
Palmer Square?
__: Thomas Sweet..on sale. The show stores, Aerosols…I could go
there, or anywhere else.
KMK: The who on earth are those stores selling to?
Polly Burlingham: Your community,,,Cranbury, West Windsor,
East Windsor, South Brunswick, Hamilton, Ewing. People who want
a destination. As a resident, I don’t want to come to a downtown
event and see people from Hamilton! 20-25 years ago, when I went to
an event on Palmer Sq, such as the Christmas Tree lighting, I used to
see all the people my kids went to school with. It was a community
event. Not anymore. You can’t get past all of the strollers and huge
hordes of people and I don’t recognize any of them. I understand that
it is part of growth and that we need to bring the people in to keep the

retailers here, but that loss of walking downtown and seeing my
neighbors ..
Michael Landau: The issue of having a unique kind of business in
town. If you are going to go shop for groceries, you have to get in
your car because you’re not going to be able to carry all of that stuff,
you go to where you get the best price which is the big chain stores.
You have a chain store in town---The Gap, or something, you can
find anywhere in the country. But unless you have a unique angle,
like my brothers’ store, the cost of doing business in town,
affordability, is a major problem. I remember when Davidson’s was
right on Nassau St. You shopped, got a couple of things. But now,
you know..it’s Olive May, whatever new chain changes every time I
turn around. There are no standard type places where you can just go
get a few things..
FP: there is McCaffery’s. But it is not convenient to walk, for
everyone.
RM: what the town needs to do is listen…listen to the businesses.
The grocery store. Be realistic. And say “We want a grocery store! ” I
think we need so much. Maybe we ought to open a fresh market!
[Yays]. Maybe the town government didn’t listen to Davidson’s.
What are the issues? What are the needs? There are operators,
McCaffery’s in the shopping center, that are very successful.
__: And he gives to the community too.
RM: We need to listen to the small businesses and what they need.
Because unfortunately, the way the economy goes seems to only
listen to corporate America. They say “I need this”. Mile after mile of
asphalt parking, no problem, and they get it. But if you are a small
guy, nobody listens to you.
__: And tax breaks.
__: Every meeting I go to, “Pedestrian-friendly” Princeton is at the
top of the list. If you want to have a pedestrian friendly community,
you have to have stores citizens can walk to!
---: A question for the store owners. Is your revenue from the
tourists? I would love to see a balance of the small stores. I miss
them. As you travel around the country ad the world, part of the
charm of visiting a new place is to discover something different. I
don’t mind some of the chains. But I don’t want to go to every town
and see the same stores. How many Banana Republics and Chicco’s
do I want to visit? I would like to know, because it is about money.
RM: Let me give you an example. If we didn’t own the restaurant,
when the Library closed down Witherspoon St, we would have had to
close. We went to the government, but they closed the road and
terminated the parking. They build skyscrapers in Manhattan and
don’t close the streets. Shops survive there. That’s what happens
here. They just don’t listen.
__: Right.
__: How much is tourist? Are you getting the most business from
outsiders coming in for the day?
KMK: Kristin, how many people come for the university? I heard a
figure of 150,000 people per year.
Kristin: Do you include people bringing children to college? Do you
include the McCarter numbers? Sporting events? We have 25,000
people that come for reunions. 650,000 people per year in all. But
people come for Morven…
KMK: So this is a tourist destination, is what I am hearing. People
who are visiting battlefields come here…the presidential people,
people who come to visit the presidents’ homes….and Albert
Einstein. So, the historic tourists. Then you have the people you have
just picked on…those that don’t have a town center. West Windsor,
Plainsboro, North Brunswick are all building town centers because
people realize the value…
Kristin: When they start, the picture they all put on the board when
they start is downtown Princeton.
ML: The ironic thing is that Forrestal Village is a town center
without a town. That’s exactly what they are trying to do…they are
building town centers without people.
Françoise P: A town center is a town center because historically it is
a town center.

KMK: If you travel across America, you find developments that look
like Forrestal plunked down in the middle of cornfields in North
Carolina, Ohio…They are extraordinarily successful. A village center
with a movie theatre, restaurants, Cheesecake Factory, Chicco’s.And
it has condos on the second floor.
---: People desire community.
KMK: And we are all aware now how we are changing the planet.
So the more we can walk..
Kristin: The boro has been talking about running a jitney through the
town. I hear everyone talking about walking. Now if there is a jitney
that presumably could get you from the downtown to Ace Hardware,
without getting into a car, is that the same?
Françoise: Yes. It would be nice. It would be nice to have some sort
of public transportation just to go to the train station.
__: would anyone at this table actually take the jitney to go to the
shopping center? I know my life, I wouldn’t, because after going to
ACE, I have to go pick up my kid at the Middle School, and then I
have to meet somebody here. I look at people on my street and they
walk into town everyday and I think: How do they have so much free
time? I would have to schedule my time around the jitney. I’d have to
wait for it. I’d miss it.
--: Hopefully it will relieve some of the congestion. Riding your bike
on Nassau St is a real danger.
KMK: Can we go back a minute to what Raoul was saying which is:
Let’s look at things from the point of view of the entrepreneur, the
retail owner. What are the kinds of services, customers,
environments. What do retailers need? Will some of you who are
retailers talk about that? What is missing? You mentioned a fast-track
process.
Mark: I would have been satisfied with an environment where I was
being encouraged! I felt that for everything I was doing, I was being
scolded for not knowing the process ahead of time. I felt as though I
needed to hire a lawyer to walk the process through with me. I had
the privilege of this being a second career for me and I had some
savings. So I could withstand the many months of inactivity that most
wouldn’t have been able to withstand. I feel like I’m doing a good
thing here. I chose Princeton. I want to have a more local life. We
moved into the Boro. I want to start a business in the Boro, even
though I could argue it is not the best place. I try to ride my bike. I try
to walk. I feel as if the economic and political environment is
encouraging me to do something else. It is frustrating to be fighting
an uphill battle.
--: Who do you see as your customers? Local people or out-oftowners?
Mark: I would like it to be Princeton and the periphery of Princeton.
That’s my target market. When I am serving BYOB restaurants, or
working with local organizations and clubs. Holding wine tastings,
delivering to people’s houses. That’s my goal. Not trying to build a
wine.com where I’m shipping all over the country.
KMK: Economic development.
RM: The people in the Boro need to listen. We face the exact same
problem in So Brunswick. It’s horrible. Target and Best Buy came in
and it’s all built! It is just not right. NJ will be the first state in the
nation to be built out…in 25 years. We are losing 40 football fields
everyday. That’s not sustainable.
--:I have a few people who come into the store who want to open up
a store and they say the rent is too high. I have heard that Palmer
Square wants to get rid of J Crew and put in a Burberry. There’s gotta
be some say. How are they allowed to do this.
KMK: Why does Palmer Sq want to put in Burberry?
__: For the tourist…for the University visitors
Kristin: When I was at the Chamber, people would ask “Where are
the kids? Why don’t the kids shop?
Françoise: There is nothing in the stores they want to buy.
Kristin: ”55% of our kids are now on financial aid. And that number
increases. The number of cars coming with the students has gone
down.
---: They go to Haogie Haven, where they can get something for
$3.50.

Kristin: It goes back to the audience. To go back to Polly not
knowing anyone at the Christmas Tree Lighting..Is that the cause or
the effect? So if we, who work and/or live here are driving out to
Route One, holding our noses and buying at Big Boxes, because we
can afford it, how is it we can start…the merchants have a right to
make money, so…How can we patronize them, spend more of our
money downtown.
--: The Buy Local Campaign
Marvin Bressler: I see two competing strains here. One is that it
ought to be a village. 19th c charm. The other is grim, economic
reality. Are they reconcilable? Is it possible to maintain some form of
the elements of a village while at the same time being economically
rational?
--: I think that that is the primary role of local government. Because
natural, free markets economics will push property owners to having
higher rent-paying corporate businesses here rather than
independents. I think that is the natural outcome. Ironically, that can
cause the flight of residents that support those businesses. And the
whole thing unwinds, Look at Red Bank, a town that let that happen
to them..
Marvin Bressler: That being the case, you are not really going to
resist the 21st century. What mechanisms exist? I am asking out of
ignorance. To have some sort of mixture in which you retain some
elements of the village and some of the …Are there mechanisms?
What could you really do?
Polly: I think one strong issue has been brought up. We have to make
the process easier. You are not the only entrepreneur who has tried to
start a business and who got stagnated in the process. I know of a
business on Nassau St that has tried to expand into the building
behind them. It is a year and a half later, they still haven’t opened.
KMK: Mark made a comment comparing Westfield and Princeton.
Westfield has a very vibrant downtown, lots of restaurants where you
sitting outside. Bigger, but a little bit of that Princeton feeling. Mark
mentioned a corporation, A SID, I believe, a Special Improvement
District, sponsored by the commercial community. What do you
think that did? And, is that something you want to explore here?
Bill Howard: They tried to do it here 7-8 years ago.
KMK: Can someone tell us what a SID is?
Bill Howard: They were created to help towns like Red Bank fight
the malls. To bring in monies etc. In Princeton, the government
wanted the SID to clean the streets. And everybody said, “We’re
already paying taxes to clean the streets.” We didn’t have a goal, like
a parking garage, at that time. A SID works great to egt that special
project off the ground.
Mark: Also Façade development. Funds available to merchants to
improve the look and feel of the store. An towards local events.

Kristin: Getting started with large infrastructure rationale for what
they did and then going to beautification.
Bill: Back then, the State kicked back half of the sales tax, so that
gave you part of the funding. Now that has changed. If you have a
SID, you have to finance that. So how do you finance that, you raise
the property tax. You’ve escalated on the small business again. It just
became another bureaucracy. So most of the merchants I know said
“Why?”
Kristin: There is additional tax of 7% occupancy tax on people from
out of town being paid by the Nassau Inn to the Boro. A pretty large
number. If there was some portion of it that the Boro would agree to
re-invest back into the town. We’re going to use this $50,000 to do
beautification work, or do additional garbage clean up.
Mark: I am seeing 10 yrs into it. The decision-making body, as I
understand it, is a committee of merchants. It is not a government
body. I don’t know by what authority they have to execute their
funds. They are deciding in and among themselves what it is that is
going to help. They spend the subsidy, in the group.
__: Does Westfield have the chains?
Mark: A similar mix. More of the basic services businesses. Old
family businesses. Frankly, I am surprised they are still around. There
is an old sporting goods store. It has done a pretty good job. It does
have Chicco’s, Blue Mercury.
Françoise: There will be a point where the people who own the
buildings in our downtown will have to stop raising the rent. Even the
chains won’t be able to afford the rents. Is greed the only thing that
counts?
Raoul: The tourists are a big part of the town, but tourists don’t
sustain the town. There are days..it is feast or famine. Palmer Square
turns into Rockefeller Center. But there are not many days in the year
of that. So that is the issue. The zoning laws, the downtown
merchants, the governing bodies need to say “we really need to cater
to the people that live here”.
KMK: Marvin stated the premise here. There are two ideas. What
can we preserve from the nostalgic village in the economic world we
live in? And Who helps us to preserve the things that we treasure?
---: What are the stores that we have lost, that we want, specifically?
Like Clayton’s.
Raoul: There was beneficial zoning change because all the ground
floors were going to turn into banks.
KMK: So we must turn to Wanda and say ‘Thank you for being
here!’
Wanda: I really admire what you said. But Princeton was never an
idyllic village. [Inaudible]..As it gets bigger, it gets harder to fix.

Notes from the Retail Environment Table
Session Two, June 16, 2007
Present: Katherine Kish, Moderator; Bill Howard, Scribe; Rosemary Parish; Anne Neumann; Bill Moran; Barbara Barnett; Rick Weiss; Cate
Carroll; Hendricks Davis
Summary:
• Independent retail – over 50% of stores are family owned
KMK: I am a member of the Princeton Future Council. I am also
• Local community turns to community
Facilitator of Einstein Alley, an economic initiative to make this 5• Rooted in community
county area another Silicon Valley/128 and have my own marketing
• Local people know culture of town
company. So please tell us who you are: Resident, store owner?
• University is self contained - small world
Rosemary Parish: I live on Mountain Ave.
• Illusion of village – keep buildings small
Bill Moran: I am Princeton native. I work for the Whole Earth
• Formula stores
center.
• Food Court of Local Restaurants
Anne Neumann: I have been active on a committee Princeton Future
• University has its own plan and is not responsive to needs of
convened to help local retail, especially independent businesses. And
town. PU is here but not here
I am a member of Sustainable Princeton which is looking at not just
• Edge of moral crisis
environmental issues but social issues as well. And I am a member of
• Bill Howard – dinky coming closer not going further away
SPRAB.
• Free shuttle bus around town
Barbara Barnett: I am a resident. I was a fashion designer until I got
• Economic development department
sick of commuting. I am a licensing agent for artists. I work with the
• State is not helping
manufacturers. I watch retail to see what is happening all the time.

Rick Weiss: I am a resident and have a local technology business
right up the street. It is a healthcare wellness company. We have a
project we call Princeton Living Well which is trying to promote
local sustainable programs to promote local businesses as a
component of sustainability. It is more than just being healthy. It is
social capital. We are going to try to take this model and move it
across the country. I think Princeton would be a great place to prototype it, so…
Bill Howard: We are a family business, Triangle Repro, 23 years
here, and we are real interested in how family businesses are going to
survive here!
Cate Carroll: I work at the university. I do systems support.
KMK: I represent another kind of resident. I live across Rt One, but,
as past Chair of the Princeton Chamber, I think of Princeton as the
center of my business life. Kristin mentioned that 650,000 people
come to Princeton to visit each year. With that in mind What kind of
retail community
Bill Moran: At this point it has an independent retail community. I
am not what the number is, but probably over half. We have a history
of our independents doing very well vis a vis their global
counterparts. Small World vs Starbucks. Micawbers vs Big Box guys.
Whole Earth vs Wild Oats; Running Company vs Foot Locker;
Hoagie Haven vs Burger King..these are the ones that have left.
Tourists find they are more interesting. It’s hip. It’s localized. It’s not
the same replication, over and over.
Rick: Not exclusive to tourists. That is what attracted me to
Princeton in the first place.
__: Talk about economic development. Dollars supporting local
businesses result in far more employment...re-circulating GDP etc.
Anne: 65% of the money goes right back out to the community.
__: The famous example is Austin, where the local bookstore returns
$70 some dollars to the community where Borders returns $7, or
something.
Bill: The big guys get tax breaks, come in and leave in 3 years. We
are picking up the tab.
Rick Weiss: The tax abatements for the big corporations. The cost
per employee is so much higher than for a small business person. The
small business person is rooted to the community. They are not going
to just pick up and leave when it gets rough. Whereas a big company
is obligated to leave.
KMK: So what I am hearing is that a locally-owned establishment
really helps the neighborhood…really returns so many more layers of
profit to the community. So that means Buy Local is important.
Rick Weiss & Anne Neumann: Yes, CBNR, the Community-Based
Neighborhood Retail. We both attended.
Barbara Barnett: When I first came to Princeton, having lived in
New York City, I looked at the stores. I was amused to see the
English Shop, I was like ‘ya-ah’ nobody dresses like that anymore.
Why are you surprised? Landaus is typical. It is who we are. Our
neighborhood may not have changed. But the surrounding area has. I
truly think that if the university closed tomorrow, Princeton could
sustain itself on Wegmans, And people from Plainsboro and tourists
coming in. We have a traditional downtown. It is unique to the
northeast. As Princeton Future goes forward, how do we sustain it,
with the University not paying its fair share, not paying taxes… Who
advises them? Who helps them? If I want to open up a store, who
helps? Needs change. Who helps? If you are a local businessman,
you don’t have access to big studies. How do you survive as a small
business? When the community around you is changing rapidly.
Anne: Bill Moran just referred to Austin. They have an independent
business association. I believe members pay a very small yearly fee
depending on the number of employees. They get enormous benefits
from it. They get a decal for their window. Or they can pay more and
get joint marketing and advertising. They can negotiate for better
healthcare. I’d like to see an association that was a job-training center
and a business incubator advising businesses. I know that Hendricks
is now Director of Habitat for Humanity in Newark. Is that right?
They have that kind of downtown development organization which
provides jobs, trains people in jobs,

Hendricks: We are building in a neighborhood.
Anne: There is a community organization there that has bought a
building and does job training.
Bill: Like the ‘mercs’ in the Midwest...They have set up their own
General Stores…otherwise you have to drive 35 miles to buy a roll of
toilet paper. They did it on their own and it is successful and it is
spreading.
Rick: To Anne’s point, there is a Boro Merchants Association. It is
very inexpensive to join. My company is a member. There 20-30
local merchants who participate.
Anne: It is not primarily independent businesses is it?
Rick: That is who joins.
---: Store managers of chains don’t join.
KMK: BMP is affiliated with the Princeton Regional Chamber. That
goes to your question: Where is help available?
Barbara: Well, here you have The Gown. They are about to go into
the real estate business. They can tell you all they want about the
Arts. A museum. A concert hall. A restaurant. You have got retail
going on over there. And that competes.
Bill: I have a real good answer to your question as to what business to
go into. Local people know the culture of the town. It is in their
blood. It is why they are there. They know things that no one coming
in from the outside could know.
Barbara: The bigboxsters know a lot. They know exactly how long
they have to turn a profit. They like to say in NYC that they have a
store in Princeton. They are not necessarily there to make money.
Bill: If you don’t tailor your business to genuine needs, not some
great demographic psychological study. If you have a constituency
and you respond to it…even with Wild Oats and Wegmans..and
constantly improve your work and give something back to the
community. We have a lot of ad hoc local networks.
Barbara: How do you get what you need?
Bill: We come to these meetings. We go to Planning Board &
Council meetings. We read the papers. And we respond nimbly.
Where the larger people don’t. They respond to a mass market.
KMK: Let’s take a look at these questions to see if they trigger some
thoughts.
--: Palmer Sq could play a role in helping stores figure out if they are
going to survive.
Rick: They do, within their space. They try to have a balance
between corporate-owned and local-owned. They don’t just let
anyone come in. It’s a mall.
Anne: PS rents triple net. The rents are enormous. If you make a
huge profit. I believe the Coach Store does..$900/yr/SF. PS charges
them more. So it tend to be high end women’s fashion.
Rick: When Blue Mercury came, they were the 3rd store. Now there
are 50 of them. That is one of the complexities of how you deal with
the local situation. What determines whether a store is local or not? Is
the Subway or Soup Man, a franchise that is locally-owned. Is that
local?
Anne: Ace is essentially a buying coop. But it is local.
Rick: Yes that’s right. We lost a local hardware store downtown, but
that is still a local hardware store.
Barbara: What is interesting to me, the sores we have don’t exist at
all for the university students. They are too expensive. Where do you
go to hang out? In Providence. on ‘Sears St?’, the majority of the
stores are inexpensive clothing and food stores. We are a very
expensive town. It is a separation. They all stay on campus.
Bill: It is about a 35 mile marketing area.Rick: On the university, I
was a graduate student 25 years ago. I have personal experience
about crossing the street. The university is set up to be contained. If
you know the type of student that goes to Princeton, it is not the cost
that is keeping them away from the town.
KMK: Interestingly though, Kristin just said that 55% of the students
are on financial aid now.
Rick: From my experience, none of them would have stopped
coming across to buy anything..The real thing that keeps the students
out of the town is that the University is self-contained. Everything is
there for them. They don’t need to. Now there are more kids than I

ever saw 25 years ago. It’s because of Small World and some other
places.
Bill: this was school-stated policy to keep them on campus. That is
what Frist Center is about. They don’t think it is important to have a
town experience.
Anne: When I first came to town, students used to cross the street
much more. They used to eat at Mr. Griggs’ restaurant on
Witherspoon St. There was a diner that people ate at. My guess is that
the university saw an opportunity to buy the Micawbers building.
And they saw an opportunity to put in a sort of independent
bookstore. It is also a beginning chain. My guess is that the UStore
doesn’t get enough foot traffic. And that is why they want to have a
foothold on the main street.
KMK: Let’s go back to what are the multiple populations that are
here: there are local residents, There are people who are university
students. There are the extended university visitors- the 600,000 who
come to dine here, recreate here in some way. There are the people
everywhere from Rt 130 to Rt 31., from 518 to Quakerbridge Rd,
who think of themselves as ...
Bill: It is about a 35 mile marketing area in our experience.
KMK:…and 40% of the area’s employees live in Buck’s Cty. So
those folks are coming over here during the day.
Barbara: That’s a good comment. That means we don’t have enough
affordable housing in the area. Those are people who could actually
live close by. I have been here 18 years. When I think of using the
downtown. I used to, when I need to get a new faucet, I’d go to
Urkens..If I needed pins, I’d go to Woolworths. I no longer use the
town for my shopping. I am forced to go to Target , those types of
stores. I use Princeton downtown for entertainment. The entire town
is entertainment. It is a tourist town. The local stores couldn’t
survive. That is a loss. It costs $3 to park.
KMK: It is a question: What do we want 30 years from now?
Bill: We can get lot here. You can get some very specialized stuff. I
had to get some funnels yesterday and I went to Ace. We are
dedicated to not going out of town. They had them at Ace
housewares.
Anne: What about women’s needs, thread & needle?
Bill: I needed a bag to sell saffron in. Zplock with a space to write on.
Someone said go to Place to Bead. They sold me a roll of 500 plastic
bags.
Anne: You have been able to find a lot by looking hard. But I do
think the experience of most of us is that we don’t find what we need.
-: There is a time factor.
Rosemary: Ultimately, I think, the thing that is needs to be
addressed, and can’t be in this venue, is it’s the pressure of the firsts.
As long as you have rents for retail where they are. As I see it, that is
the overarching problem. We just talked about Palmer Sq
Management..OK, I understand there is a whole..These are not
locally-friendly policies.
Anne: there is a reason that the Silver Shop s the oldest shop on
Palmer Sq..It is because they sell silver!. The locally-owned deli
moved out.
Bill: The book store..the music store..
Rosemary Parish: In terms of the vibrancy and health of the
community, and in terms of a community feeling,..As long as those
people drive the overarching agenda, you will not..
Rick: I disagree. PSM is not just out to bring in the corporate model.
Bent Spoon has done really well there.
Rosemary: I understand that. I am not making the separation
between the town which is the tourist destination. Bent Spoon ice
cream is $3 and change. You have to be real about this. The kinds of
people who can afford that..If you want a community that seeks to
maintain a certain vibrancy, you have ability for everybody to plug in
to the system.. to have places that everybody can walk into.
Barbara: Crime has started to show its ugly head in Princeton.
Rick: I agree. I’d like to hear from Triangle. You are a locally-owned
store. You are a store that I would think would not make it.
Bill: In 1984 there were 6 copy shops in Princeton. Today we are the
last one. Change. My whole industry is going crazy. All of our

customers are in Princeton. Our business is 6 square blocks. It’s all
the little businesses on the second floor.
Rick: I come to get things bound all the time.
KMK: At the last session, Marvin Bressler was sitting here, he said I
ma hearing this tension between the village that we would all like to
have and the reality of the market forces that as you said rents are
getting higher and higher. The market pressures fight with the old
nostalgic feeling for a village. In 20-30?
Barbara: Keeping the buildings low. That’s one of the things. As
you go into 5-6 stories, you know, it begins to become a New
Brunswick.
-: It’s an illusion.
Anne: Many of the people whom to Palmer Sq think that it is a
genuine 19th c town. They got rid of the real 19th c. community. I’d
like to add a term..Coach..may be independently-owned- but they get
the same things from the head office: formula stores. Same
merchandise at same time of year. Put the citrus bags in the window.
Barbara: In Princeton, it is always the orange bags.
Anne: My father was a merchant. I think we need support for a
genuine downtown, multi-purpose businesses. One of the things I
would genuinely love to see is a food court of local restaurants that
can serve as business incubators..Hispanic people could be customers
there instead of just bus boys. It would give teenagers a place to hang
out. I thought putting it next to the library. I thought the Boro should
have retained the ground floor right. But it has been left to the
developer.
Bill: A place like the old Davidson’s building, which has gone from
Wild Oats to someone else.It is a perfect place for something like
that.15000 SF. Could be stalls. Sharing.
KMK: Barbara mentioned using the downtown as entertainment.
Even though you are local, you use it the same way the tourists do. Is
that a real trend?
Bill: We shop, go to the library, and a lot of our disposable time is on
the campus. World class art museums, ballet, theatre. There are 247
discrete cultural events programmed for this summer! That is 2 per
day.
Barbara: For me the quality has gone down at McCarter. I go to
Newark and New Brunswick now. I used to have 4 subscriptions, I
now have one to McCarter.
KMK: Is the cultural life part of the retail life of the town
Bill: Sure. Absolutely.
--: You have mentioned the Arts Neighborhood and how it could end
up competing with the existing businesses. I have other problems
with it. It seems to me, everything the university does, it is barreling
forward.., regardless of what the community says.
Barbara: It is a 50 year plan. That overpass. You watch. I told my
friends 12 years, they are going to get rid of the Dinky. They don’t
want it in town. It is a prime location. If you watch how they have
taken over Kingston. They work on the level. They work with top
level people at the state.
Anne: I want to give an example of the Science Library and move
on. On SPRAB, I had the occasion to review a plan that brought the
Chair of the Science Department before us. And, I asked him whether
the University had asked the Science Dept, “Do you want a new
Science Library?”. when the money came to build it…everyone
knows that books are so important to the sciences. They are like the
buggy whip. He said the university hadn’t actually consulted them.
The Arts Neighborhood is the same thing. He gave them
$100,000,000. They see a way to leverage that into asking alumni to
give an additional $200,000,000. If I were the university, I would be
putting the money into the endowment where it can be earning big
bucks. Then I would borrow money to build the buildings and get the
tax break on my taxable properties. I am not sure the Arts
Neighborhood is going to benefit the university. I think it is there
because they got a lot of money.
Bill: The strings are there. They have to build it or give the money
back.

Rosemary: It is a bit disingenuous, because that gift was given by
someone who actually lived in the town in addition to being a student
there.
_: He lives here?
Rosemary: Yes, he lived here for a time as he had members of his
family here.
His vision was that this gift would also benefit the residents of
Princeton. If you look at the plan, it’s pretty…This is an interesting
thing about development, because I used to be a development officer,
the donor, when the donor gives a gift, they have a way in which they
envision it. The recipient really has no responsibility to that vision
unless the donor makes noise. And then, it becomes complicated. So
my guess is that your thesis is probably right.
Anne: It’s a way to increase the endowment?
Rosemary: Yes.
KMK: Many of you have talked about the Shopping Center in the
Township. Now I am hearing people say “oo-oo that Arts Center is
going to be another retail center..” Are you of a mind that all of the
retail sector should be concentrated in the downtown?
Bill: No.
Anne: The grocery store on Leigh Avenue is a big draw for the
people that live in that neighborhood.
Barbara: As my mother retires, she would love to live next to a retail
in Palmer Sq
Bill: You can get gourmet food for your pet, but not food for
yourself.
Anne: Princeton Future said put a food store on the ground floor of
building C.
Bill: What has happened with that?
Anne: The affordable units have been put on the ground floor and the
basement has gone..half of the ground floor is earmarked for
something like a food store. One of the people being talked to was
Olives which has another store in Titusville, the community gave the
developer a tax break for reduced rents for a food store in that space
to the developer so that he would put in a grocery store. Now it looks
as if the Boro is subsidizing high-end take-away food that will
compete with the Momos and Wspn Bread.
Bill: Is that a done deal?
Anne: It will something like that. No grocery store. A quart of milk.
So the Boro lost control.
Bill: It will be an upscale WaWa?
Barbara: If the rents stay high, the developer has to bring in highend tenants. Only the rich come in. That’s the morality issue.
Everything that goes up, must come down. Right now, to me, this
town is on the edge of a moral crisis. Because of the University. The
Cottage Club shows they have no morality. The Hospital developer is
coming in, refusing to pay for affordable housing. The university
refusing to pay for affordable housing. They are trying to get around
it. So we go farther and farther up. $3 per gallon for gas. There is a
morality point. I think as part of the retail, the town has to face: How
do we tell we want to afford..we want our morality back.
KMK: What is the trajectory?

Bill M: Here is the conundrum here. Traditionally, economics says:
to get lower prices, you have to have more supply. To get lower rents,
we need to have more development. How can we get more affordable
housing, unless we build more affordable housing?
KMK: How do we keep the village?
Bill M: The answer is: you can not stop growth! It has to be
hopefully guided by moral principles. Taking care of the folks who
need assistance. Our school system works like that.
Rick: I like to hear from a small retailer in town what you would like
to see to improve small business. You have the best perspective of all
of us here.
Bill Howard: What we’d really like to see? the Dinky coming to the
Downtown. Make it closer not farther away.
--: Amen.
Rosemary: You are taking the lifeline of people working outside of
Princeton and making it harder. They do not own the Dinky. It is
owned by the public, right? And the property? The tracks are rented.
Bill M: Isn’t the DOT talking about replacing it with a bus? It would
connect to Rt One and come all the way up to the town?
Barbara: Have you ever taken the bus when the Dinky is out? It is
awful. It’s 45 minutes.
Bill Howard: If they brought the bus up to Nassau St, I’d be thrilled
at that.
Rick: This is not what I asked. Where do you your employees park?
Bill H: My lot. I saw that years ago. That was my opportunity. It’s
the tail wagging the dog. But parking is important. The building took
off beyond the value of the business. I have a lot for 10 cars behind
the building.
Rick: Don’t small retailers have an issue of where their employees
can park?
_: A shuttle would be good.
Anne: Waiters feed the meters.
Rick: And then people stay away from town because they can’t park.
Bill M: At the transportation table, I threw out this idea, the parking
garage is not at capacity yet. Start at the top down, subsidize the local
merchants’ workers.
Bill H: Yeah! They can walk anywhere. It’s right here.
Rick: David Newton did give some spaces for a while.
Bill M: They Mono Condo coming here now.
KMK: What do we do to guide the community? Where does the
guidance come from? How do we make it work? How do we keep the
things in this community that are rich and wonderful?
Anne: An economic development officer is what we need.
Bill: Why isn’t the state doing any of this? The state is not helping
small businesses. All they are doing is trying to extract another BMW
factory.
Rosemary: We need some body that will represent the town to the
university.
Bill M: You need the architects and the developers to go north, south
west to build new cities, so that we don’t have to be THE city.
Bill H: In the entire town, there are only 4 condos for sale.
Rick: That means people are staying.
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KMK: Our topic today: What kind of retail community does
Princeton need and want? We are looking forward. Princeton Future
likes to look forward. Say the year 2030. What do we need to do
today to guarantee that future? What should we be thinking about?
Roz Denard: I would like to see it look the way it used to look. The
stores in Princeton are the same as they are in every other town. The
same chains. It is boring. I never come into town to shop. If it weren’t
for the Library, I would never be in town because there is nothing
here for me.
KMK: Bill Moran of the Whole Earth Center just told us that over
50% of the businesses in town are independents. You may be
forwarding a perception that is not necessarily the reality. But the fact
that it is your perception means that there is something there.
--: One of the things that is missing…the shoe repair store is going
out. Things like that. The service things are missing. The book store
left. The 5¢ & 10¢. We are drawn away by Target and Walmart.
We’d like to have all of those things here in my downtown so I don’t
have to go across Rt One.
--: I’d like to have Ediths back again. There is no place here for that.
Rick: There has been a shift in retail here. Service retail can’t afford
the rent.
__: Where in the Boro can you buy a needle and thread?
--: That was my point!
KMK: Who sews?
--: I do!
KMK: That is very interesting. A great many people no longer sew. I
still have the needle and thread I started out in housekeeping with in
the 8th grade!
--: Where do buy a hammer?
KMK: Where were you when Irv Urken wanted to sell you a
hammer?
--: Farr Hardware!
Roz: You go to the Shopping Center now.
KMK: The perception is that the pricing on Rt One is better?
--: Things are available out there.
KMK: How about ACE?
Charles St John: The merchandise has changed. Where do you find
a new handle for the saw?
--: Go to Vermont!
KMK: There is a shift going on in the type of business. What is it
that people need?
Peter: I think it is great that restaurants have come. But the other
thing is music venues. When I grew up, there 10 places to go to listen
to music. I go to Camden. I go to Hoboken. All the things that used to
give Princeton its richness have gotten squeezed out. A lot of people
don’t want to have the noise. There were restaurants that had music.
Christine: We need a nice family restaurant that is not too highpriced. Spaghetti.
Rick: There is Carrousel. But The Annex has gone.
--: The students used to come to the Annex. It was a gathering place.
Then Frist opened…
--: You have to look at the trends now. The globalization trend. The
US will be moving towards service businesses more tan towards
manufacturing.
KMK: So more second story businesses…and banks!
Roz: We put a limit on brokers and banks.
KMK: why did we do that?
Roz: Because this town was being overrun by them.
--: Especially on the street.
Pam: We need grocery. The biggest loss is Woolworths. There is no
place to go. CVS is a zoo. It is the only place for stockings. Losing
Urkens was a huge loss to livability. You can’t live on dried flowers.
Roz: The perfect indication of what has happened to Princeton, is
you go down the [Nassau] St at any time and you don’t know
anybody anymore. Used to be ‘hello’ to everybody. Saturday and
Sunday, you can’t walk on Nassau St. It is packed with tourists. We

have become the local New Hope! If that is the way we are going to
be, we are very successful at it. But it is no good for residents!
Pam: We should be able to do both.
Rick: We need diversity. I think we can. I am wondering whether the
cost of gasoline will ultimately change the retail environment. At
$3/gallon, I begin to think about driving over to Mercer Mall. I now
know it is going to cost me $3 back and forth to get something that is
going to be a buck. If gasoline gets to be the true cost. Walmart will
be charging more because it will be more expensive to bring stuff
from China.
KMK: There was the woman at the beginning who talked of global
climate change. Is this going to be a factor in thinking about what we
need to have closer at hand?
Rick: If we don’t prepare for that cost and we don’t have a full set of
local establishments that can handle a complete set of services, it will
be more costly for residents because we will have to drive to get
those things.
KMK: Do most people work and live in this community? Or, do
most people work somewhere else? So when you organize your
shopping, this is what I do, I try to be sure that my path crosses all of
the places I need to shop between my home and my work. Marvin
Bressler was talking about the Village nostalgia many of us have. Are
we being naïve to economic reality? How do we preserve what is the
best?
Louis: What about subsidizing retail establishments?
KMK: Interesting point. To what end?
Louis: You could subsidize them by having a good transportation
system. A jitney. For example people from the Twp wouldn’t have to
drive into town.
Bill H: You could give tax breaks, the way the big box stores get.
Louis: The problem is that most of the local retailers are renters.
People that go in there are paying rents to other people. Kuller Travel
as an example.
Rick: You give the tax breaks to property owners who rent to local
businesses we need.
---: To get them started…seed.
__: I am very concerned about the at-risk youth in the community. I
would like to see the merchants give jobs to them in the afternoon, on
Saturdays. Sort of like a learning experience. Talking to those who
work with young people, they don’t have jobs. And after school they
have no place to go. If they had a job that would get them in
involved…it would be good. It would prepare them.
Louis: For example, a bicycle messenger service. They have them in
NY. Why don’t we have them here? Get the kids on bicycles.
KMK: Do you subsidize the businesses to handle the youth
employment?
--: I think the businesses should be able to handle it as a community
service. They’d pay the minimum wage. It would be a step-up for
theses young people. This issue is an issue that hasn’t been addressed
very much. There are gang members coming in.
Roz: The Dept of Human Services runs a summer employment
program for youth. They can only work for non-profits. They work at
the hospital. They work at the library.
__: What happens is that many of those jobs are taken so early, by the
time they get out of school, they are no longer available.
KMK: The 2030 environment. What can we do to help retailers?
How do we make life work for the retailers? Bill could talk a little bit
about being a retailer in the downtown.
Bill H: It can be a lot of fun. It can be aggravating. Your overhead
expenses are absolutely so tremendous. One of the places you can
adjust it is in your labor cost. As this lady pointed out, young people
need jobs. The kids you see hanging out in the streets don’t want
jobs. You can’t hire them. If you put an ad in for a part-time worker,
his mother calls you. If you hire that child, you are negotiating with
Mom. You don’t want that. You hire the kid. This is the way the deal
is. You end up hiring an immigrant who will do the work. No grief.
No aggravation. I don’t want to deal with the parents. If the parent
does everything for the kid, you can’t teach the kid. What’s the point?

It is frustrating to me. I don’t bother anymore. What I have done in
my business. I have fewer whom I grossly over pay because I want
them in that business and they are highly experienced. In my type of
business, my employees are my front end to my customers. And my
customers see my business through my employees. In many
businesses, the lowest paid person is the driver or delivery boy. And
that clown goes out there to the customer. That clown represents the
business to the customer. What the customer sees is the most
important. That’s how I have grown the business over the years.
Employment. The whole psychology has changed. When I was a kid,
I had a bike. I went out and got my own job.
Linda: I have dealt with your company and those people are fabulous.
Fabulous.
Rick: Small World does the same thing. They are there a long time.
Bill: And you can hire fewer. You don’t need 14 minimum wage.
You can do it with 6 highly paid.
KMK: So who is it that is supporting the merchants in town? And
how come Irv had to close the hardware store?
--: None of the businesses can survive just on local patrons. People in
Princeton don’t spend their money!
Roz: That’s right. That’s why they have it!
Bill: In my business, all of my customers are the small businesses on
the second and third floor. Of those people who work in these
businesses, if 5% are local, that would be a lot. They are all from
somewhere else.
Peter: I am wondering if there was more retail space in town. If
basically, the fabric of Palmer Sq & Nassau St was spread out a little
bit more in the Arts Corridor..in the Merwick site…then the rents
might come down. If there was more space available.
KMK: How do you feel about that? Can we have multiple retail
environments?
Pam: We just went through the re-zoning of the Witherspoon Campus
of the Hospital. People don’t want retail coming into their
neighborhood. They want small retail establishments to serve them.
They don’t want these neighborhoods to become destinations.
Peter: When I say retail, I also mean business. I am an architect. I
would love to be in Princeton. I can’t afford it. If there was more
space, I might be able to afford it.
__: The building of the Arts area is going to increase the number of
people in town. The other thing I was thinking. I lived in Marylebone
section of London. One thing they do on Sundays is they open up the
parking lots because they are empty. And they have a farmer’s
market there. This works very well. It is all organic. The possibility
of retail being out of the stores and being in empty parking lots.
KMK: West Windsor does this in the train station parking lot on
Saturdays.
--: What about the neighboring towns that are now building their own
town centers? West Windsor. Plainsboro.
Rick: An increase in competition drives change.
KMK: It might lower rents!
Pam: You know what? Princeton has Princeton University. The rents
will never come down. It is the best anchor in the world. The richest
university in the world. The values are driven by living in the town
with Princeton University. The other town centers have nothing. It
will never take away from McCarter, the Art Museum, a world class
concert hall. Architecture that is beyond the imagination of anyone in
one location. The values of the real estate are always going to be
more than we want. I think your point is that it is social ecology. You
are going to have to get subsidy of some sort. If you want a
Woolworths and the rents are too high, you are going to have to
figure a vehicle for achieving that. For small office spaces too.
KMK: You don’t see costs going down?
Pam: No.
--: On Sundays, on Witherspoon St, you might let the merchants
come out. That would boost sales. When you have an event.
--: Pam, would it be worthwhile to have a survey amongst the
students to find out what they would like? What do they want in our

town? I know the running store they like. But there must be other
types of stores…
Pam: I think in connection with the Arts Center they have done a
retail survey amongst staff and students as to what they want.
KMK: That’s interesting. Other groups have said the students don’t
come across the street.
Pam: It is chicken and egg.
---: What will happen to the UStore?
Pam: It will sell more of the Woolworths kind of items. Sort of a
Target
Rick: The lower level expanded.
--: Stuff for your closets? More of a general store.
Pam: Right. It is because students will need that. They don’t need
little scented pillows. They need basics. They need food. If WaWa
were in the center of town, they would come this way. They use CVS
and Hoagie Haven. Starbucks, Small World, Bent Spoon…always
crowded with students.
KMK: So as we are thinking about Princeton 20 years from now,
What are the things we want to preserve? How do we get the best of
the nostalgic village and the modern commuter town
Rick: It seems to me, in the Boro-owned land, we had an opportunity
to put in place some of the things we just talked about where the
Witherspoon Grill is. A food court or businesses that we need that
can’t make it without help. The new building may not be the proper
retail. Will it be a food store that is affordable for everyone? Do you
remember when Davidsons was where CVS is? That was a great
store. We need that.
Pam: They couldn’t make it financially.
Rick: They couldn’t because of the rents.
Pam: Volume. Parking.
KMK: Raoul said that Trader Joes wanted 55 parking spots to move
in. Where are they going to find 55 parking spots?
--: One of the problems we face is that we are not the masters of our
own fate. Even though the 586 municipalities have home rule. We are
influenced by the state by the construction industry. All of the things
that are larger than just community organization can anticipate.
Pam: From the hospital construction, I can say that his is the highest
inflation construction region in the country, the costs have gone up
14% since we began and there isn’t a peg in the ground.
--: The rents are high because the real estate taxes are high. Has
anyone complained about parking? Are people able to come in? Is the
parking too high?
Bill H: My customers, since they built the garage and got the meter
smart card..by the way, how many here have the meter smart card?
Our complaints from our customers have gone to zero! No
problem with parking for my type of business. We used to have 3 or
4 complaints a week.
Pam: It is so great that you are still on Nassau St.
Bill: I am the last copy shop because I own the building.
KMK: We talk about disruptive technology. At an earlier session, a
woman said I used to be a big customer, but now that I have a
computer, I don’t need you anymore. UPS, Fed Ex, Travelocity,
Expedia all disruptive. We have forces that are very powerful. What
can we preserve?… through community action through all of us
supporting local merchants? Do we support local business? Or, do we
just say we do? We say what we’d like, but the world isn’t perfect.
What choices are we making actively to support?
Elyse Pivnick: To what extent does the University own property on
Nassau St?
Pam: Not very much. Everyone assumes that they do, but they don’t.
Elyse: So they are not in a position to subsidize rents to get a more
suitable retail mix?
Pam: They own Thomas Sweet/185 Nassau area,
Bill: and Micawber Books now
KMK: So you all would see the University stepping up to subsidize
certain kinds of services?
--: It would be in their best interest.
Bill: I think it would be nice if they paid their fair share.

Pam: They already do in the sense that…185 Nassau...the fact that
the bookstore will go in and thrive. I am sure it will be very
subsidized. It’s a tough business.
Bill H: We have talked about CVS a lot. How many of you know that
there is a Mom & Pop Pharmacy in the UStore?
Pam: That will stay in the UStore. The UStore is heavily subsidized
obviously. I hope we buy our stuff there instead of going out to Rt
One.
Bill: If they turn it into Woolworths, resident will use it.
Elyse: They certainly don’t advertise it.
--: Maybe there should be discounts for students...like senior citizens.
Rick: I think we can do a better job of the Buy Local. There is a lot
of things you can still get downtown. We need more incentives for
bringing people downtown. I think that that can be done through
Princeton Future or other ways. I am talking to Fran McManus and
others about a loyalty card for local businesses so that people can feel
good about going back to those businesses. Michael Shuman in his
talk said there are other communities that have done things that are
successful. We need to say we have a thriving downtown and we
have to keep it that way. It is important to Buy Local whenever you
can. Just think about it. Think local first.
KMK: One of the most optimistic things I have heard is that Bill’s
complaints about parking have gone to none. That’s amazing. It has
really helped. We also all raised our hands when asked whether we
had the smart card. That has been a comfortable technological change
that we have all accepted. As Rick has suggested maybe that kind of
card could also be a loyalty card that gives you point for shopping
locally.
Rick: That was a concept we have talked about together to take the
Parking Card, the Library Card and make a loyalty card….and a local
wellness card – all-in-one! How many people carry a punch card for
Small World, and Thomas Sweet..and this and that..I’d like to have
one card, go in and have it all local.
KMK: This is an instance of where technology facilitates the kind of
village we were talking about.
Roz: You used to go into Palmer Sq Shops and get your parking
ticket punched. I can’t understand why the merchants didn’t demand
something like this for the garage. “If you shop in my store, you get
free parking, or whatever the discount is.”
KMK: Why haven’t the merchants worked together on this?
Roz: I’ve lived in this town for 50 years and the merchants have
never worked together.
Bill H: I have been here since the 80’s. We have 240 merchants in
the town. And we have maybe 70 members in the Boro Merchants
organization. We do the Christmas Holidays and all that type of
thing. The chains reap from that. We do it as best we can. We try to
promote the town as best we can. But that is our limit. If we want
discounts for parking, we have to go to Boro Hall. We have to ask.
But the government is economics. We’re not going to get it. They had
to cut back on the Library. But the parking card and the presence of
the garage have helped tremendously for retail parking.
__: One possibility is delivery. A lot of senior citizens need delivery.
If they were able to deliver to homes, that might be a good thing for
downtown stores.
Bill: If I hire a kid on a bike and he gets run over, just think about it.
__: Well, we need to bring in the insurance companies on that.
__: Messengers are independent contractors in NY.
Rick: You would have a company that would become the delivery
service for multiple retailers. Michael Shuman talked about a
business like this. He traded. Became the vehicle for multiple
retailers to get to people’s homes. Instead of waiting 24 hrs from

Amazon, he delivered in 24 minutes from the local book store. You
have to have that kind of mechanism. There are ways where a local
business can add additional services that are unique to the community
that can compete with the big box stores.
KMK: Very interesting. Many in Princeton want to age in place. If
you go to Manhattan, one of the things you notice is that the people
on the street are older and older. Manhattan is becoming a retirement
community because you can go to the grocery store in the elevator.
Critical issues of aging are taken care of by the infrastructure.
Question: Is Princeton going to become a magnet for older citizens?
If so, then this delivery is important.
Roz: To get some senior housing..which we have not been able to get
in this municipality all these years. Market rate, not subsidized.
KMK: Reverse mortgaes allow you to reover some of the equity
value in your home and stay there. Transportation is critical. A Jitney.
Rick: A free jitney service constantly running around town. And for
employees, a nice lot somewhere else and a jitney in and out. It is
only going to help. Years ago the university didn’t have a jitney and
they do now.
Bill H: You can ride it. They are taking anyone who wants to get on
it. You don’t have to show an ID.
KMK: So affordable housing, transportation, services. All these
things.
Rick: I have been to Portnad and Seattle..not that we are that big, but
Portland is pretty small and that transportation is phenomenal. You
can get anywhere. It is so convenient. Light rail and bus. It’s free in
the center of the town..you jump on and off.
KMK: Maybe we need congestion pricing here.
Bill: In NJ once you apply, as a senior, your property tax is stabilized.
I know it takes place in Hunterdon Cty from personal experience. He
gets a rebate for the difference between the new tax and the tax as it
was the day he turned 65.
KMK: We now have the baby boomers turning 60-61. That means we
will have a lot more people looking for communities that are
walkable, have good transportation and have affordable housing. Will
they all come to Princeton.
--: whatever you build for the babyboomers, it will go away in 15
years because the population changes.
KMK: Then there is the Echo. For the first time ever we have 4
generations in the workforce. Are these changes going to affect retail
here?
--: The internet.
KMK: You can buy things online and have them delivered.
--: Why not have a town affinity card? MasterCard does that. And
decide where you want the stipend to go…to property taxes..
KMK: Or to a special improvement district
Rick: I am trying to work on this. In my case, I am trying to put the
money into community wellness.
KMK: Mobility of merchants
__: The relationship of merchants to the government. If you are going
to control the change, you need a lot of grassroots participation. If we
don’t have people supporting the merchants, then they are just by
themselves. I think there is a possibility of closing off streets in
Princeton. It would benefit the merchants and benefit the university
and benefit people who like to walk.
Elyse: I think all of the research has shown that it doesn’t help the
merchants.
Rick: If you go to Burlington, San Jose, those areas are conducive to
closing streets. We don’t have the space. We won’t be growing the
downtown to those sizes.

2. Notes from the Princeton Future Parking & Transportation Table
Parking and transportation. Downtown Princeton is clogged with traffic. On street parking is a $33
adventure. The people who work in our shops and restaurants cannot afford the fees in parking garages.
Shops are unhappy and so are shoppers. No effective public transportation yet links downtown Princeton
with the Dinky station, the shopping center or other frequent destinations. Are there solutions to gridlock?
Session One
Present: Kevin Wilkes, Moderator; Gene Imhoff; Phyllis Suber; Mike Suber; Fran Benson; Gail Johnson; Noelle Reeve; Agnes Sherman; Bill
Moran; Phyllis Teitelbaum; Linda Sipprelle; Barrie Royce; Rosemary Parish; Don Charney; Etta Steiner

Summary
• People first, cars second
• People who use the garage say there is no parking problem
• Satellite parking lots are required for staff and employees
• Proposed Jitney loop only covers the Boro: This is a problem.
• Combine University/Hospital/Private business/& Municipal
Shuttles into one network
• Develop signage for Bike Network…for Riders and for Drivers
• The Future will bring Limits & Trade-offs. How do we decide?
• The Shuttle must be Reliable, Cheap, Efficient & Fun!
• Newcomers & Visitors need to know what is available.
Kevin: Parking and transportation. Related and unrelated. We all
know it is hard to park.
--: I disagree. I drive into the Boro because of the garage. I don’t ever
have a problem parking now.
KW: Do you go straight to the garage or do you circle around first?
--: I go straight to the garage.
Barrie: That is my experience.
Fran: That is mine too.
KW: Here is what I do. I go to the garage after making one loop
around.
Barrie: At $3/gallon!?
KW: In my truck, it is even worse.
Gail: I do the same. I use the garage as a last resort.
--: Why?
Gail: I don’t like garages.
KW: So we have 3 last resorts. 5 straight.
Etta: We have people that don’t drive, with no car. We are dependent
on public transportation which in Princeton is literally non-existent.
KW: We certainly agree. Can we come to the public transportation is
5 minutes. A little bit more about parking: Years ago, the parking
garage issue was fought fiercely for the better part of 30 years. One
of the great predictions: Opponents said: “Nobody will ever use it!
It’s dangerous. It is unsafe. It’s gone be a flop financially. This
appears not to be the case. The garage appears to be from your
testimony not scary, directly usable. Do you have any problems with
this garage?
Barrie: Getting in and out of the damn thing.

--: It is pretty tight.
Barrie: It is ridiculous. People back up to pull their tickets out. It is a
true architectural disaster!
KW: is it anything that can be fixed? What can be done?
Barrie: You could change the angle of coming in and going out.
KW: If you make it an angle that is easy to enter, it will make it
harder to exit.
Barrie: You can exit the other side, so that you would have a triangle
of land that you put a tree in.
KW: From curb to building line.
--: I understand a longer radius.
__: This is the best-designed public garage I’ve ever parked in.
And, I’ve parked in a number of them!
--: Once you get inside, yeah.
KW: It is not stingy in height which is very common in the Palmer Sq
garages. My truck is close to hitting, I actually won’t go there. In this
garage, it is hard to make the turn, especially when you are coming
down in the narrower lanes, you spill over.
--: You are looking for a center line in the path.
KW; Who uses their smartcard in the garage?
--: Always. Much easier.
__: 3 out of
KW: Who gets the ticket and pays downstairs? Half and half.
--: I have friends. This is a real issue. They are not coming to the
library. Some people find it too expensive to pay if they want to do
errands and go to the library. I wonder if we can somehow address
these people who are really marginalized by the lack of the 2 hr free
parking. Many of them are senior citizens. Could we have a special
morning? Say, Wednesday morning? For people who are over 60…to
give them a great opportunity to come and use the parking garage for
free.
KW: I don’t see why not. It is very common for towns throughout NJ
to have a certain day of the week when retail business is very slow,
that they have free parking on the street, or, one night a month where
parking is free to help retail business. I don’t see why that can’t
happen for someone who has taken out 2 books. It occurs to me that
you trigger parking rate to actually taking out books. One of the
curious features, it seems to me, with the 2 hours. What if you spent 5
minutes in the library, and then went shopping?

--: People used to do that.
KW: The only reason I see it is a problem is because the goal s is to
make it convenient for library users to have free parking. The
opposite condition is that it was not intended to subsidize people’s
shopping. So, possibly, there is simply an adjustment in the strategy
where parking is actually related to the taking out the books.
Barrie: If shopkeepers could join with the library and give an hour
free parking. If that happens, you can do most of the things you need
to do in the library, except attend a lecture, and pop over and buy
some bread without feeling too guilty. It is a municipal issue.
--: I was going to say. Subsidy? I know the library doesn’t have that
kind of money.
Bill: The key thing here is that there is no such thing as free
parking in this country. It is built into the cost of everything buy,
whether at the Mall, or anywhere.
--: At Y you park for free.
Barrie: Let’s put it this way. It doesn’t cost the user anything. But
there is a cost.
--: Couldn’t the library card be set up to distinguish whether you
are a Boro or Twp resident, and if you want to put a senior
component and then you could bill the Township and the Boro
for its citizens’ use?
KW: That strikes me as a policy decision. One of the exciting things
about the smart card, is has greater intelligence than we presently use.
Its ultimate utility is that it will be able to make out differences
between times of day and days of the week. As we want to massage
the parking policies throughout the downtown fabric, it will be a
useful tool for all of us.
--: It could have our Medicare # on the card!
--: What Bill said: When builders start calculating the cost of building
and maintaining parking lots…it costs employers so much, it is really
worth it to them then to persuade their employees to take public
transportation...or to pay their employees to NOT use parking
spaces!! Parking is amazingly expensive. Do you know how much it
costs to build the garage per space in the garage? It is an enormous
number.
KW: I don’t actually know. Is anyone here someone who has
employees who have to park downtown? We’ve heard that a number
of employees, people who stock shelves, can’t afford to park
downtown.
--: That’s right.
[inaudible]
--: I am retired from an organization that rented space on Chambers
St. and finally the organization paid for some of the parking. It was
such a big issue!
KW: Should our general public policy in parking rates make a
distinction between employees and shoppers?
--: I would think the shop owners would want the shoppers. They
don’t want the employees taking up all of the spaces nearby because
then they lose the customers.
KW: Correct. I believe that has been Boro policy and it has been used
to set the times on various meters.
--: What is the utilization of the parking garage now? Is it anywhere
close to being filled?
KW: I don’t know the actual statistics. They exist in a recently
released Boro report. I expect Barrie is close when he says it is
around 80%.
--: Could we negotiate starting from the top floor down bargain rates
for employees?
KW: That’s a pretty interesting idea! The garage could be tiered so
that different levels have different rates. It is extremely rare that the
top level is full. Holiday time. Graduation.
--: Who would have the statistics on what days would be best?
Barrie: The Boro must have that.
--: I work for the Federal Government. All of us get subsidy for using
public transportation. It does encourage a lot of people to use it. You
would get free Metro passes.
Barrie; We don’t have any public transportation.
--: Well that’s our topic.

KW: Shall we move to that?
Barrie: Before we do that, I believe that handicapped parking is a real
problem in downtown. What I have suggested is that the Boro look
into providing a certain number of on-the-street handicapped parking
places that are consistent with what a normal parking garage might
provide.
KW: I can only think of one or two.
Barrie: There are two on Palmer Square. All of the others are in the
garage which means you have to walk which you can’t do if you’re
handicapped. I just think that is something if you are trying to make
Princeton look friendly. I couple that with having certain sidewalks
marked for bicycles with certain sidewalks marked for handicapped
access. Along with the obligation to free them of snow and keep ash
cans out of the way and have curb cuts.
KW: We do seem to be making progress on curb cuts.
Barrie: Yes. We are. I can now go from Harriet Drive to the library
without having a curb.
--: Curbside parking for the handicapped is a great idea and it
aids one of my ideas which is to get people away from curbside
parking. Pushing it into the garage. Pricing the curbside so that
people will want to go into the garage. Then if you want to grab
one, it is another income opportunity for the Boro.
KW: Let me ask a provocative question: When this garage fills up,
where is the next garage?
--: Merwick.
--: I think the placement of the next garage would be determined by
how effective our own internal transportation system is. If we have
light transportation throughout the town, the garage could be on Mt
Lucas.
--: There is going to be a garage on Witherspoon St when the hospital
moves.
KW: One assumes it will be dedicated to those residents. The
university is proposing that what we call Lot 7, across from
Alexander, but inaccessible from Alexander, will make some of those
spaces public in the evening for the proposed Arts District. And they
have put into their plan that they may build a garage south of
FitzRandolph by the baseball field. It connects with what Gail is
saying, the university is moving in the direction of satellite parking
and shuttle service that will move between them. So possibly the
idea is to connect to that network with a municipal system.
--: Let’s get into the shuttle.
KW: the university has in place their shuttle. There is a proposed
municipal jitney service which from my understanding is going to
make a loop downtown and then we have the Mercer County bus
system with a couple of routes that snake through town and head out
to the malls and up to Montgomery. We have the Dinky. We have rail
transit. So we have rail, bus, shuttle and potential jitney…and also
being discussed: a Bus Rapid Transit which be on dedicated
roadways or with special signalized intersections which will allow a
bus network to travel so that it does not get caught up in traffic.
Barrie’s first comment was Princeton University’s shuttle. They are
really cargo vans with seats in them.
Barrie: Or, intercity buses which are too big for the roads they try to
go on.
Gail: They are too big.
__: That’s right and they are not frequent enough.
--: Are we talking about the university?
Barrie: The university uses a variety of vehicles. Some are
small..others are great big…and they try to use relatively small streets
in Princeton and they are a nuisance because there is parking on
either side, and one of them blocks…
Gail: The dominant internal Princeton University transportation. The
university uses the large city buses.
KW: How long has this been the case?
Gail: A couple of years.
KW: It started out as a van service and now the vehicles are getting
bigger.

Gail: They are empty all the time. There are several lines. The
Green Line, the Yellow Line. You don’t see them very often because
they never leave campus. That’s the problem.
KW: Mrs. Steiner, I see you are always out walking into town from
your home on Mt Lucas to the downtown. You guys are amazing .
Do you ever take the 606 bus?
Mrs. Steiner: We try to, but..
Mr. Steiner: It never runs when we want to take it.
Gail: Right, every 40 minutes.
[inaudible]
--: The 606 doesn’t run at regular times during the day.
KW: It seems to me their strategy is some sort of morning rush…end
of the day frequency, with very sparse service in between.
Mrs. Steiner: Athens, Rome, [inaudible]. The solution was…in Rome
there was no payment, or something that was the equivalent of 5¢. In
Paris, employers gave free travel to their employees. In NYC, big law
firms and others are giving Metro Cards to their employees.
KW: I want to point out 2 differences. Population size and those
cities have existing infrastructure in place that we do not have.
--: We could.
--: We did.
KW: Actually we used to have a tram
Mrs Steiner: If you have a circular bus around the border..from the
train station to the library…one to the right…one to the
left…circular.
KW: That seems doable. I believe the proposed shuttle is only going
to run up and down Nassau St. and to Harrison and Hamilton. But
what is missing?
--: The Shopping Center with unlimited free parking!
--: Every 20 minutes.
Barrie: That’s the frequency you need. I used to take public
transportation in London. You never worried about it. You just went
out. You got on and it went.
Mike: I think he is on to something. For those of us who live within a
mile of the CBD, most of us are able to walk to the library. As a lot
of people did this morning. It is the periphery of the town that needs
the jitney or bus. A few weeks ago, my wife and I rode our bikes out
to Griggs Farm. It is 3 miles away. Most of those people are not
going to walk! PCH..all around the edges, they need bus service.
--: I think both. Because when you say we all should be walking, WE
ARE NOT ALL WALKING.
Gail: Speaking of walking, a lot of people don’t want to walk from,
say Griggs Farm. What they want to do is take a bus into town, so
they walk around the town. Especially the young people.
Mike: When the periphery is served it will come as spokes to
somewhere near the CBD to serve those who are close and not
walking.
KW: If it were doable, would it make any sense to try to combine
this network we are talking about with the university shuttle
network? Or, should they be separate systems?
Gail: They should be one system.
-: IF we could persuade the university.
-: That’s right! If we could join together.
KW: Barrie brings up an important point and Gail mentioned it about
the university system. Under use once it is in place: What can we
do as citizens and as a local polity to ensure usage if we were to
commit the resources to put it in place?
--:Part of the plan is to start off free and get people used to using it.
-: I think it is about habit. If you are in the habit, you do it. I have
used public transportation. I should never use my car. But I do use it
because it is easier and I’m not in the habit.
-: If you could put it in place with Satellite parking, it will become
extremely desirable! You go to the shopping center or some other
place, park, and get on the jitney and go through the beautiful treelined streets of Princeton and in 10 minutes you’re there!
KW: Let me suggest a scenario to you: Sometimes the carrot
doesn’t always work and you need a stick. If you set the parking
prices in town to some astronomical level AND have free remote
parking and a free jitney, would people accept that, or not.

-: Try it!
Mike: Parking cost should be related to the convenience. The time
of the day, the day of the week, the importance of the destination and
its attractions.
KW: What is the most expensive time of the day? In the evening,
when you go to a restaurant?
Mike: It might be Saturday or Friday night.
-: At meal times.
Mike: It might be around noon time on a week day because of
employment and shopping.
KW: We have 8 minutes left at this table. There a few issues on mind
I’d like to bring up. A number of people are interested in bicycle
networks through Princeton. I want to say honestly that I have heard
talk about this for 20 years. I see very few steps towards dedicated
bicycle networks. The discussion tend to accommodating bicycles in
certain places. Is this something we should…? It will take a long
time. It can be done block by block at a time as sidewalks and curbs
get re-designed. What do we feel about 2 wheel transportation?
Barrie: The argument that is always been a big damper is the way we
are set up as municipalities. The homeowner has a responsibility
for the maintenance of the bike path and sidewalk, and that is a
great negative incentive. I have a long piece of sidewalk I have to
shovel.
_: He is talking about a dedicated bicycle way.
_: On the street?
KW: I mean either one. I mean all. I mean painted lanes in streets. I
mean the little strip that runs behind..
Barrie: Snowden Lane has the little strip.
KW: Correct.
Barrie; There was a tremendous amount of discussion when it was
put in about having the homeowner having to maintain it. There were
all sorts of commitments made wich I doubt have…
--: I have 2 children. They are both boys. 10 and 13. The whole
concept of SAFE ROUTES TO SCHOOL, which the Department of
Transportation sometimes has funding for, needs to be addressed.
-: Yes.
-: We are talking a lot about child obesity. Having them on bikes
instead of in their cars. Reducing greenhouse gases. AND WE HAVE
BEEN TOLD BY THE DOWNTOWN POLICE TO GET OFF THE
SIDEWALKS because it is for pedestrians. This was when they were
littler and I didn’t really feel safe having them ride around. So when
you say putting the bikes on the sidewalks, I am a little confused.
KW: Yes, bicycling downtown on the sidewalks, except ofr a section
on the south side of Nassau St is prohibited.
--: No where is safe for bikes. We need bike paths!
KW: How do we take action? What do we do? Do we paint lanes on
our streets?
--: If we had parking only on one side of the street, it would work on
Nassau St…And I think we really need it, then we could put a bike
path in..
Mike Suber: You have all raised interesting issues. I think the
primary attention should be given to the sidewalks. For
pedestrians and young children. Sidewalks need to be better
maintained. They need to be wider. AND THEY SUITABLE FOR
YOUNG CHILDREN RIDING BIKES at approximately pedestrian
speeds. Sidewalks are not suitable for adults riding at 10-15 mph. Not
only because it is dangerous for them and for the pedestrians. But it is
exceptionally dangerous when a bicyclist crosses driveways and side
streets where they get smacked by cars who don’t see them, don’t
expect them, or
So bicycling in general on the sidewalk is very dangerous.
KW: From both sides of the equation it is dangerous. The bicyclist
doesn’t quite know which way the pedestrian is going to jog. And the
pedestrian is looking at the store, looking at the tree and is not
imagining someone can run them over on the safe zone of a sidewalk.
If we have to find space on the streets, do we do what Fran suggests?
Eliminate one lane of parking on a both-side parking street? Restripe for the cars and create a dedicated bicycle lane and
sacrifice all of that parking revenue.

Barrie: That’s 5¢ on your tax dollar.
KW: Barrie is probably right.
--: What if we raise parking garage rates to cover that.
Phyllis: One bike path on one side of the road with bikes going both
ways is not suitable.
Mike: That’s a disaster. If you are going to have a dedicated
bicycle lane, it must be on both sides of the street, inside of the
parking. Nearer the center line. Within the travel lane. It must be
one way. So the bicycles go in the same direction as the motor
vehicle traffic. This is the state of the art all over the world.
--: There isn’t room for it. How would you do it?
Mike: There is room if you eliminate some of the turning lanes on
Nassau St. Nassau St was recently re-striped. It was re-paved by the
State and the Boro didn’t even know it was going to happen until it
was practically underway. So the opportunity to re-stripe in a more
effective way was lost. But it can be re-striped. I have heard
bicyclists say “Oh, I would never bicycle on Nassau St. because there

are too many turns and things. That can be resolved. The most
dangerous part of bicycling along Nassau St is not along the stores. It
is at the intersections where you are dealing with turning movements.
This can be solved with appropriate striping and education.
KW: 3 more comments.
-: I you were biking from Elm Rd to your home in Rolling Mead,
how would that work?
Mike: I’ll talk to you afterwards.
--: I am a runner. I use the sidewalk. We have gotten used to each
other. It is a little dangerous and a little inconvenient for both the
runner and the bicyclist.
Mike: There is only one dedicated bicycle facility in Princeton. Does
anyone know where it is?
--: The tow path?
Mike: On Princeton Pike. All the others are multi-modal.
[End of session]
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Session Two
Present: Kevin Wilkes, Moderator; Gene Imhoff, Scribe; Peter Madison; Ted McClure; Roz Denard; Dawn Day; George Cody; Ronnie
Lowenstein; Bob Durkee; Frances Treves; Matt Hersh; Judy Grassle; Jane Faggen; Paul Knight; Pam Hersh; Peter Morgan; Frans Coetzee;
Peter Madison: I have lived in the Township for 26 years and have
been on the Regional Planning Board for 8 years.
Ted: I have lived in town for 40-some years. I also work in town. My
favorite mode of transportation is the bicycle.
Roz: I’m Roz Denard. I live in the Township. I have lived here for
over 50 years. I walk to town.
Dawn: I have been here about 30 years. I live near the Shopping
Center. I am concerned particularly about global warming in
Princeton.
George: I lived here for 50 years. As I kept wondering if I could find
a better place to live, I kept coming back to Princeton. It’s pretty
good. What’s good about it is the connection to the university. There
are so many things bad where I feel we could be helped by
working together. One of them is parking and transportation. That
Princeton is half way between Philadelphia and New York is a real
asset. But to figure out what you have to do in order to park near the
train station…You have to be really bright and be willing to go over
there.
-: And an early bird
George: And have 2 cars. There is a lot of stuff we have to do
together to solve these problems.
Ronnie: I have lived in Princeton for almost 20 years, in Queenston
Common. I walk as often as I can. I have the benefit of being able to
walk into town as well as to the Shopping Center. When we moved
here, my husband took office space near the train station, knowing
that he could walk there when necessary.
Bob: I sleep in the township but work in the Borough. I spend most
of my life in the Borough actually. I work for the University as Vice
President and Secretary. I have been there for 42 years.
KW: And you are a graduate. You have many perspectives.
Francis: I am an architect in town. I grew up in the Township and
recently did a plan for Merwick for Princeton Future.
Matt: I am Matt Hersh for the Town Topics, ease-dropping for a bit.
Judy: I’ve lived in the Boro for about 20 years. I commute daily by
car to Rutgers. When I go into town, I walk.
Jane: I have lived in the Boro for 30 years. I live in Queenston
Commons and have been a member of the Historic Preservation
Commission for nine years.
Paul: I have lived in the Township for 20 years. I work at Bristol
Myers Squibb.
Pam: I lived in the Boro for 35 years. I have worked for every major
employer up and down Witherspoon St. I worked for the University,
the Hospital and the Packet. I walk.

Peter Morgan: I was born and raised in Princeton, but now live 5
minutes north in Blawenburg. I work for Outerbridge-Morgam
Architecture and I am concerned about Princeton and its future
growth. I often avoid Princeton because of the congestion.
Frans: I have lived in Princeton for 12 years. I commute daily to
Manhattan. The Dinky is my lifeline. I am interested in what
happens to that.
KW: I love the phenomenon of people in Princeton saying how long
they lived here. I grew up in Manhattan and I don’t recall anyone
ever saying “I live on Riverside Drive, and I came here in…Anyway.
I came here in 1975 to go to college and never managed to get out of
town. After college, I have managed to live in every town adjacent to
this town. I am an architect. I keep finding new spaces interesting. I
want to start out and just take a quick poll...How many people, when
you are not walking and have to drive: How many drive immediately
to the parking garage? How many people do the loop looking for an
on street space? If you don’t find one, do you then go to the garage?
Interesting! Is that because of the time you come to town, or because
you are especially gifted at ferreting out spaces?
-: I am especially gifted!
KW: How many people walk downtown?
Roz: I do. And when I drive, I have no problem parking the car.
KW: Who does have a problem parking downtown?
--: I have a problem around the Dinky Station. That is a real
problem.
George: I know several illegal places to park there, where the
university doesn’t really enforce.
KW: Don’t ruin it for the rest of us by telling them where they are!
[inaudible]
George: I am not going to tell anyone where these places are.
Bob: But I am following you..[laughter]
George: I’d love to hear more about what the university does.
KW: OK, I did say downtown. Are there other areas in our
community where there is parking friction. Any streets, or the Dinky.
--: To get to the railroad station.
KW: In town…or...
-: Both.
--: The High School is a problem. I don’t live there. There is a lot of
tension by students parking around.
KW: I have had some opportunity to observe that because I am
building a house on Moore St. I watch the daily ebb and flow of
traffic. And I have talked with neighbors because we as a
construction firm are guilty of having excess vehicles. It seems as if
that problem is ameliorating to some extent and the permits that have

been instituted in the Moore-Jefferson area have mitigated some of
that. Has anyone ..
-: I lived on Moore St until 2 years ago. So I was there for the first
year of the permits. I am familiar with it all. The permits have made
a difference.
Pam: The other thing is the hospital now shuttles a bunch of its
employees, leaving Parking garage available for patients and visitors.
KW: Could you describe briefly for us all how the Hospital Shuttle
system is designed. Where are your satellite parking lots located?
Pam: At the Shopping Center, the Unitarian Church, at Mountain
Lakes. The shuttle is continuous, every 10 minutes.
KW: Is it effective?
Pam: Yes. It is very important for our patients to be able to park close
to the hospital. It is something we had to do because our patients
were not able to park.
Francis: What spaces are being designed for the new housing
going in. It will affect the parking in town. Once the Paul
Robeson housing goes in with the mid-rise town homes, how will
that affect the downtown parking, taking up spaces in the Hulfish
garage?
KW: I believe Palmer Sq believes that they have adequate parking
within their existing garages. Nonetheless, I heard that a third floor
might be added to Chamber St.
Francis: The other thing is the Arts Council coming on board with the
arts venues. There will be need for more parking. Will there be
conflict with the required spaces?
KW: It is my understanding that Boro staff believes there will be a
conflict but that the owner of the garage believes that is not
necessarily the case. Obviously the great issue is, of the 100
condominiums that will be built, how many of those people will have
one car and how many will two cars. Boro regulations require a space
and half. Certain urban planners today believe that the reason people
live in the center of a town is to not have 2 cars. Tony Nelessen has
quoted me a number in a larger urban area of .88 cars per unit.
Francis: Folks that can afford these units are very likely going to have
2 cars.
KW: It seems possible to me, yes. There are other opportunities for
them to park downtown. And the new building on Tulane will take up
spaces. Those of you who have used the new garage, have you ever
had a problem finding a space? Have you seen it full?
--: Not yet.
KW: I have had to go to the top level on a few holidays.
--: There is something else. When the decision was made by the
community to rebuild the library downtown, the commitment that
many of us in the community heard was that there would be free
parking for 2 hours. That has been rescinded. I find that a betrayal. I
would much prefer the Shopping Center site where everybody can
park. I know the Boro was willing to support its one third. The
Township is not willing.
Roz: You brought this up at our last thing. Since I served for 6 years
on Township Committee, Saying the Boro is doing its share and the
Township is not is not the way I am getting it from the Township.
KW: I am going to intervene here and say this is not an issue of
capacity but an issue of policy.
Roz: Right.
KW: And the policy decisions here need to be resolved amongst
these two towns and the users and the library. I really believe that it
was a brilliant decision to place this library here. Because we can all
now come downtown on Saturday morning and have these
discussions. The Shopping Center has obligations to the Hospital and
many others.
Pam: It is hard to get a space at the Shopping Center!
KW: I suspect the Shopping Center owners, Mr. Comfort, might have
a little different opinion being in that position. I do not want to
diminish the importance of promises made about parking here. This

is a policy decision for the elected officials and the voters and
everyone needs to resolve. We do have the ability with the Smart
Card to target parking rates, time of day, time of week, by user. The
smart card is smarter than we presently use. I think the issues you
raise could be settled with the smart card through some negotiated
settlement. But I’d like to look down the road a bit on parking. Pam
has described a system that the hospital has in place and I think Bob
would tell us that the university is looking in the direction of similar
strategies of setting up satellite garages connected by a shuttle system
that will bring their employees and their staff, and, I guess, some
students. When I was an undergraduate I could have a car. But it
seems that is not the policy now.
Bob: You can’t as a freshman. Can as a sophomore.
KW: We have a template in place.
Bob: Also our contractors park across the lake, so they are not
coming in.
KW: Right. So there is an emerging system of satellite parking for
major employers and shuttles. And that starts to connect to our
transportation theme here. Is this a model for our future? How can it
be developed, and ideally, not only the employees, but town
citizens, shoppers, visitors and guests would use this?
-: I think that particularly applies to the Dinky. Somehow parking at
the Dinky is ridiculous. If there could be some kind of shuttle
system or plan for a bigger parking lot, a multi-level parking lot. THE
LAST THING WE OUGHT TO DO IS TO ENCOURAGE PEOPLE
TO DRIVE OVER TO PRINCETON JUNCTION!
Francis: The proposed BRT line that is proposed. Is there a direct bus
that picks people up at Palmer Square, drop people off at the Dinky
and continue on to Princeton Junction and come back and make a
loop through town? Back and forth on a regular basis. Has there ever
been anything proposed like that?
KW: Not along that line. There is in discussion a proposal which has
traction for a Princeton Boro-specific shuttle which might be
implemented next year which will connect the Dinky, up through
Palmer Square, along Paul Robeson Place, down along Wiggins and
Hamilton to Harrison turn right on Harrison and back to Nassau and
come down Nassau St and return to the Dinky. That is a plan that is
being pursued by Princeton Boro. But that is not comprehensive.
-: When people go to the Dinky and can’t find a spot, they then drive
to the Junction. This might help for people living in the Boro.
KW: What about the poor Township?
George: I had a remarkable experience. My expenses were being paid
for, so I hired a limo to take a flight to Denver. There was a terrible
rainfall. I discovered I could not get out of town by any car, any limo!
ONLY THE DINKY WAS SECURE. But then you couldn’t get to
the Dinky. But the thing to note is that the Dinky is remarkably
secure.
KW: I think people will tell you anecdotally that if you try to drive
out to Princeton junction in the late afternoon with the hope of getting
there, you can’t do it! You’d probably just as soon take your bike.
Bob: I am interested in what people are saying about parking at
the Dinky. We monitor those lots. It is rare that they are full.
KW: How many spaces are there there?
Bob: 187. Some are permits, some are meters.
George: They are packed when you need to go out at a certain time.
-: Any time at 10 o’clock in the morning, if you want to park at one
of the non-permit places, you can’t. If you give me a permit, I won’t
have a problem. So let’s be friends!
Frans: I commute so I know that the permits are managed well. The
only time there is a conflict is when McCarter Theater and the lot
gets opened up. The meters are a problem.
-: The meters are a terrible problem!
Peter: There will be more pressure because the State and the DOT
[End session]

Notes from the Princeton Future Parking & Transportation Table
Session Three
Present: Kevin Wilkes, Moderator; Tara DelGarza; Cate Carroll; David Goldfarb; Michael Landau; Chuck Alden; Julia Coale; Michael Floyd;
Ronald Berlin; Marvin Bressler; Mary Ellen Marino; Pierina Thayer; ---; Carolyn Hoyler; Gene Imhoff, Scribe.
Kevin: Welcome everybody.
Tara: I am from Australia. I live on Humbert St. My husband works
in Warren NJ. It is a better commute than from NY.
Cate: I live on John St. I have been in town 9 years.
David: I have been in town 44 years.
Michael: My family moved to the area in 1955. I live on Patton Ave.
I came by bike this morning.
Tara: I walked.
--: I rode my bike!
Kevin: I was going ask each of you how you got here this morning!
Chuck: I am a member of the American Institute of Certified
Planners, an urban designer and landscape architect.
Julia: I also grew up in town. I am an attorney, a land use attorney,
real estate attorney. I am on the board of the YM, as well. I am very
involved with the Rotary and lots of stuff downtown.
Michael: I was born and raised here. I work at NJHMFA. I live on
Quarry St. Yes, I walked.
Ron: I am an architect in town. I have lived here for 30 years. I came
here originally as a graduate student at the university. I used my bike
to get here.
Marvin: I am a retired professor. I have lived here for 40 something
years. I committed an atrocity. I drove here.
Mary Ellen: I live on Horner Lane. I am a housing activist among
other activisms. I would like to impeach the president. I did drive
here. I parked halfway.
Pierina Thayer: I live on Chestnut St. I have lived here for 52 years.
I came in 1955 on the Andrea Doria. I rode my bike here. I am
involved in a lot of things that I won’t go into now.
Gene: I have lived on John St for 20 years. Now live and work in
Washington. I walked!
--: I am new to the town. One year. We moved here because it is such
a beautiful place with a good school system. I think the university
makes an asset.
Carolyn: I have lived here for 35 years. My husband grew up in
Princeton. My 3 children went to the schools here. I walked here
from my house in the township. I am grateful for the bike path and
the sidewalks.
Reporter for the Trenton Times.
Kevin: I am an architect. I walked here. I want to ask this question:
How many of you use the garage next door regularly? How many of
you park routinely on the street? How many of you feel there is no
parking problem? How many of you feel there is a parking problem?
Would some you care to characterize what the nature of the problem
is?
--: I live close to town. But when I do need to park, it is very hard to
find a spot on the street for quick stops.
David: I think that that is the issue. People can’t always find a
convenient place to park.
Michael: I think short term parking..there is no placee to leave the car
for 20 minutes to half an hour.
KW: Is the assumption that a short term parker would not use the
garage?
--: Yes.
--: It is inconvenient.
--: In my case, if it is going to be less than a half an hour, I do use the
garage because it is free!
Mary Ellen: Me too!
Tara: My experience, when we were originally looking here as a
place to live, I found it to be a very positive experience to park there
for a half an hour for free.
Chuck: I don’t find it to be a problem. In the long term, advanced
planning, it might be a problem.

--: I agree with---, you can’t just ride up to the hitching post and rush
in and get something. Those days are over. So there is some
conjunction there with what kinds of stores you have and all of that.
Parking, there is a problem locationally, but overall, no problem.
Chuck: If you are willing to walk, there is no particular problem.
Marvin Bressler: There is an old-age problem. There are people
who can’t walk. I am increasingly sensitive! It is not a cosmic
statement I am making. What was once a jaunt, is now an ordeal.
Given the demographic changes, it has to be addressed in some
fashion.
Michael: I don’t know whether there is a parking problem, because I
don’t know how many spots are free in the parking garage. I am one
of those people that just don’t use the garage. So I do the everincreasing circumference drive and eventually, you are still within
walking distance. You may end up closer to St Paul’s Church than
Witherspoon St, but that is OK.
Ron Berlin: I think there is a parking problem in Princeton, but I am
starting to say “So what!”. It is not horrible. I do what you do. If your
paradigm is going to a strip shopping center, where you can pull in,
jump out of the car, then it is now the wrong paradigm for this town,
if you want this to be a town! If you want this to be a town where
the priority is the person on foot or on a bike, then, everything
about the town should be designed around a person moving at 4
miles per hour. The more you start to design around a vehicle that is
moving at 30 mph, that is 16 ft long by 6 ft wide, it won’t feel, I
promise you, in proportion. It won’t feel like a place made for
people. I am beginning to feel that if there is a little bit of
inconvenience: So what!
Pierina Thayer: I think you bring the discussion to an interesting
place. I live in the Boro. I would never drive anywhere into the
central business district. The question of parking really goes handin-hand with the question of transportation and circulation. The
reason we have a parking problem is because we have a circulation
problem.,. therefore, we have a transportation problem. So to that
end, we want to address parking. I am more concerned with
circulation…how cars move in our community…and providing
opportunity for people who live outside the CBD, in the township,
and for people outside of the town to come into town to spend money
and to help our taxes stay down. Parking is important as part of that
whole purview. About the community and how it lives.
Ron: There was a big debate about whether to locate the library in
town. At that time, I lived very close to the downtown. It was
promised that there would be free parking for Township residents.
That was a good argument.
Pierina: Exactly.
Ron: Is that being taken away?
Mary Ellen: Yes. It is taken away. And it is wrong. Apparently, it
was the Township who did it.
David: Yes.
Mary Ellen: That doesn’t mean that we can’t rouse public opinion
about it. It should be fixed. It was a promise.
Pierina: I think that is one issue that brings this whole thing to a
point of relevance.
Mary Ellen: I go to the library and I do everything in a half an hour.
Most people don’t. My next door neighbor is 92. She won’t use the
garage because she doesn’t like parking garages.
Michael Landau: Personally, I don’t have a parking problem. But, I
know that when I had an office in town, staff parking for 15 people.
It is a real problem. Those people are taking up spaces that hurt
retail. We need to resolve this problem somehow….whether it is a
jitney with remote lots.
KW: That problem has, apparently, 2 components: it is difficult for
the employee to find reasonable parking for the duration of the day.

The opposing, public problem, is that they occupy spaces in the
downtown that would better be served by shoppers and visitors.
Michael: That is the major parking problem.
Mary Ellen: What is the current status?
David: The university has free parking down by Jadwin Gym.
Anybody can park there. And their jitney comes up very close to
Nassau St. You can use their jitney.
Mary Ellen: Employees should be required to park remotely.
Pierina: That’s right.
David: I know the cars that belong to the owners of the shops on
Nassau St. I very often see their cars parked right in front of their
stores, and they run out and feed the meter.
--: I don’t understand your tone of moral indignation at that. It adds
time to their commute.
KW: We said earlier, wouldn’t it be nice if we could hitch our horse
to the post in front of the store…We can’t if the store owner is parked
there.
Carolyn: Someone suggested subsidizing parking for employees
on the top floor of the garage.
David: If we could come up with a system to price the higher levels
differently…let us know, because we could solve a lot of problems
by doing that. It is a logistical challenge. How do you do it? How do
you operate the garage so that people on the top floor pay less than
everyone else?
Ron: Is it possible to have metered parking in the garage?
David: It is not impossible. But one of the big advantages of the
garage is that you can’t get a ticket when you park in the garage.
KW: I want to distinguish between goals and things that are
technically, presently not feasible. The architects at this table know
that in the past many things have been technically infeasible….that,
all of a sudden, become technically possible due to innovation. So
that if it is agreed that policy of staggering either rates or of
targeting certain segments of the downtown population in
different levels of the garage would be beneficial to the
community, then it becomes an issue of the technologists among us
to try to resolve it.
David: We know people who are expert in managing parking
garages, they haven’t come up with a solution.
Carolyn [?]: Speaking of Princeton future, if Princeton
University takes Merwick to make housing, they should be
providing parking UNDERGROUND, if possible. I know there a
lot of springs. But the environmental way to go now is to keep
green and parks, and trees, and put your cars underneath the
ground where they are not seen. These ugly garages are a thing of
the past.
Ron: It’s expensive but it is a worthy thing to do.
--: The university has billions, if they take over Merwick, the town
should make sure that they provide parking for those that will live
there and a little extra for the community.
Julia: That kind of depends on the density you are talking about.
KW: Obviously, if they did provide parking for other than their
immediate residents, there would undoubtedly be compensation to
them for those spaces. So I don’t think we have to say simply that the
university has to shell out money from their pocket to build spaces
for downtown. It might be looked at as a way for the university to
recoup some fees. Downtown development is largely restricted by
the amount of parking that the property owners can provide on
their property. If the property owners could find ways, and if the
Boro could develop a strategy of accepting remote satellite parking in
a system, as Ron points out, the hospital has in place and the
university has in place. Certain private employers in town have their
own little shuttles. Should this turn into accepted and defined policy,
then maybe you could work out a strategy. Let’s go down that road a
little bit. Chuck said: “We don’t have a parking problem now, but we
might some day”. Let’s look 20 years down the road, and let’s just
say we have a terrible parking problem. And that garage is chockerblock full all the time…Downtown residents park in it at night. We’re
full up.

Pierina: Are we promoting that? We need to develop that as a
priority. We need to develop a plan to promote that.
Mary Ellen: No one knows that we can use their jitney.
KW: Furthermore, I don’t think people know that university parking
is free.
David: People will still choose to park close to where they work.
Pierina: What about the 98 units at Palmer Square? Where will their
parking be?
KW: There are 2 differing opinions on that. Palmer Sq believes that
there will be parking in their garage.
Julia: Are they going to allow ‘stacked parking’?
KW: Boro staff has some skepticism. The truth is that they are only
arguing over a dozen to 2 dozen places. And Palmer Sq has the
ability to build a third floor on the Chambers St Garage. So Palmer
Sq in theory should be able to be responsible for their needs.
Pierina: But my question is: Given that we know parking will be a
problem, writ large, in the community, couldn’t we look at Palmer Sq
development and look at underground parking for expanding and
making parking more available to the citizens of the town?
David: Their argument is that they built that parking for when they
had planned to finish their project in the late 1980’s and that they
have no further obligation to expand the parking. In any case that
approval process is much to far along.
KW: OK. Where would the next garage go? To Merwick?
Ron: Really good question. Let’s try to focus on that. Let’s look
ahead 20 years. First of all, in 20 yrs, the nature of automobile use is
going to be inevitably changed! At least hope for that. I guess I have
a point of view here: The character of the town should come first.
FIRST! It becomes harder and harder to defend towns like
Princeton, towns that are, in away, a little bit like European
towns. Princeton is unusual in the USA because it is that old: it
pre-dates the automobile by a long shot. It still has this pretty
fine texture. And you don’t have these big rounded-off
intersections that accommodate the automobile. Even if, like the
famous one near my office, on Harrison St where buses are
constantly bumping up on the curb. It’s OK, because that corner
still feels like it is a pedestrian corner. If you round it off and
make a turning lane and all of that other stuff, it wouldn’t feel
like town anymore! So what I am advocating strongly is that we be
really vigilant about keeping our town feeling like a town so that we
can enjoy it on bike and on foot! So we decide that that is our
priority. The we say “Let’s be reasonable. Let’s accommodate older
people. Let’s accommodate people from out of town”. The I think it
really does become important to distinguish between parking for 7
minutes and parking all day. To me the big question if you are
building a garage, is do you do it as a satellite, or right there, in the
middle of town. It is easy to have a paradigm where one or two
parking lots are located on the perimeter…and that there is this easyto-use, constantly-flowing shuttle you can hop on.
Tara: We have that in my hometown of Freemantle, in Western
Australia. It is a very similarly-sized community to Princeton and it is
a tourist destination. We have a lot of people who in to work. We
have a wonderful shuttle bus system that goes around the town. It
accommodates both people who are parking as close to the center of
town, as they can, without having to pay, and because they work in
town all day…and it is also accommodating tourists. And, I think that
there could be some sort of consolidation between the university’s
shuttle and a town shuttle that accommodates all of the various needs
and is also a free service.
--: How do get people to use it.
Tara: You make it a privilege.
--: It is very expensive.
Pierina: The problem is that we can’t figure out a way, even if
you’re thinking of partnering, [And, I think that that is where the
solution is]. We can’t figure out a way to make it so attractive, that
people will actually do it.
KW: What is way? Does anyone have any ideas?
David: The university actually has a successful system internally.

Marvin: You have an evolutionary process that makes it attractive as
it becomes increasingly unattractive to drive your automobile.
Pierina: It has to be very relevant. It has to be able to get you
everywhere, not just some places.
Marvin: People are receptive now in ways they would not have
been.
David: Princeton University made a decision 20-30 years ago to
make their campus automobile-free. They decided to do it for reasons
that had nothing to do with getting their employees where they
wanted to go. Obviously, it was going to make it worse for their
employees. They wanted a walkable, attractive, safe, beautiful
campus. How did they deal with the consequences? Here’s what they
did. They created a system of remote parking lots. They created a
system where everyone suffered to the same degree. In other words,
nobody was going to be able to park close to their office. And they
enforced the system so that you had to park where you belonged. The
system has worked for them. It has been very successful.
--: How do we leverage…?
David: We could make it very cheap to park to park in the remote
lot, very expensive where it is convenient and provide a free shuttle.
That would deal with a lot of the problem.
Ron: We need to make the shuttle really easy and attractive.
Marvin: The first insight about parking was when Clark Kerr was
Chancellor of Berkley. He said that the problem of university
presidents is to provide sex for the students, athletics for the alumni,
and parking for the faculty.
Carolyn [?]: Maintaining the historical integrity of town that is such
a jewel. Getting these big trucks not to come through. At night.
Shaking the earth. Piercing the heart of our town. We have to protect
our roadways. We have to provide safe sidewalks for our children.
Children that are waiting for the school bus on Bayard Lane/State
Rd/Rt 27...it is an abomination.
Mary Ellen: You have to argue with the President about that because
those decisions are coming down from way above us.
--: Trucks servicing our establishments should be doing that when we
want them to…and the routes that they are allowed to take. Someone
was saying that they are coming through Quarry St to get to the
downtown.
--: 206 and the Dept of Transportation have been working together
for a long time to limit that.
Pierina: One thing that would be beneficial is if we look at it and if
we don’t control traffic flow and circulation, our community has
become such a thorough-fare. We run the risk of evolving into a
community, like others in the area, where there is a major
thoroughfare in the center and it kind of atrophies the rest of the
town.
Mary Ellen: We are being ‘atrophied’ by the fact that there are too
many employees coming in here to work and leave. By 4, you are
in trouble here. That is part of an overall problem where were at
Housing at some of the other tables. David, if the university has done
this so cleverly and if we can’t hit them up for money, is something
else that the Boro taxes are going to have to up about? Because, you
know, the parking at the library should be fixed.
David: That is easy to fix because it is entirely local. The university
has indicated its willingness to cooperate with us on a jitney.
KW: There are existing, somewhat overlapping networks of shuttles.
The hospital has one…Tenacre has one..the university has
one..Princeton Boro is discussing one on a one-year trial, that will go
from the Dinky, up University Place, to Palmer Sq, down Paul
Robeson, turn rt, return to Nassau St, turn rt again, back down Nassau
and return to the Dinky.
David: The vehicle is free. We would have started already but DOT
has only a certain number of vehicles they are willing to give out and
we didn’t qualify this year.
Marvin: Does it go to the Shopping Center?
KW: No. That is in another town.
David: It is a trade-off between frequency and route.
Mary Ellen: Can I just point out the need for parking… and the ‘notneed-for-parking’. I am a half-a-mile from the shopping center and 1
mile from the town. And I very rarely walk. Why? Because I am

going to buy too much when I am there. So if the assumption is
that we are going with all of this shuttle stuff, is the assumption that
we are only going to be buying bags of stuff we can carry from
Landaus or a small bag from Whole Earth, and that we can manage?
We need a car. They have spots there.
David: Lots of people in town don’t have cars.
Pierina: I beg too differ. We could cut a lot of traffic if we had a
shuttle that went to the shopping center. Sometimes it is only one or
two bags of groceries.
Ron: To get back to Chuck’s point. You have to be very careful
about these kinds of far-ranging Utopian solutions that are all-ornothing solutions because it doesn’t happen. A really significant,
incremental change would be something we’d really notice and could
really preserve the quality of the town.
KW: I want to caution you that if the Boro system gets going and
runs for a year and is not used, for the next 10 years, every time
someone goes to Boro Council and says “We need a shuttle”, they’ll
say “We tried that!’.
Ron: It needs to be really done right.
--: If it’s going to be free, won’t it be too expensive?
David: Usage is much more important than financial subsidy.
Whatever people would pay wouldn’t go a very long way towards
paying for the cost.
Marvin: Does anyone else have my impression that there isn’t such a
thing as rush hour anymore? That the traffic is constant.
Mary Ellen: Yes.
Marvin: Does that have any implication for any of this?
KW: We haven’t discussed the Dinky. We haven’t discussed the
existing network of Mercer County buses…the 605 and 606.
Mary Ellen: We have terrific transportation in Mercer County. No
one knows about it.
Ron: It surprised me how manageable it is for my daughter to get to
Barnes & Noble.
Michael: I think the issue of satellite parking or new garages. If we
need it in town, the only place in my mind would be to put it in
structures behind Nassau St. Down behind CVS.
KW: On the existing surface lots.
Pierina: Aren’t we talking about siphoning the traffic away from
town?
--: I live in town, so I walk. For people who have cars, I think it is
going to be hard to sell riding the bus. IF your daughter doesn’t have
a car, she will take her bus to the mall. For me, I drive to the
shopping center. I wouldn’t take the bus.
KW: For the reasons Mary Ellen stated?
--: For convenience…if I have my daughter…go on and do the next
thing...run another errand, whatever. So, I think one thing to think
about in terms of the transportation system is “Who is your audience
going to be?” Is it going to be people who don’t have cars? So you
want to focus on where they are. Or are you going to make it broader
and try to get the ecology and the green and try to decrease traffic in
general.
Pierina: We did say we wanted it for more people and we wanted it
for convenience.
--: I don’t think it is going to be an automatic sell. But if you think
that if the bus is there, people will take it.
Mary Ellen: It has to be marketed.
Ron: Here is something really graspable. The people who work here
all day..where it is a price to pay, but it is not a really big price to
pay. The benefit for those looking for that 7 minute spot is very great.
There could be a very-well-thought-out accommodation where there
is a satellite location. Where there is an easy way to get in and out,
especially in the morning and the evening. That is within reach, it
seems to me. Something that people would broadly understand and
something that help to preserve the character of the town.
KW: Let’s spend a few minutes on the Dinky.
Pierina: If I have learned one thing here, it is that there is no one
answer. It is going to be a combination. It has to be all of these
things. Connecting…
David: The jitney and the Dinky go together. If you can $3 per day
every day you are going to ride the jitney.

--: How many are in favor of moving the Dinky?
All: No..nobody..
--: I am in favor of the Dinky moving…moving closer to Nassau St!
KW: I had images of the trolley coming up what was railroad avenue.
Its location..It’s function..its frequency, the turn-around time. And
about the fact that it is not reliable for making connections at the
main line.
Pierina: Who actually owns the Dinky?
KW: NJ Transit.
Mary Ellen: It really works very well.
KW: In your ideal location, where would the Dinky end? On
Nassau St..at the Shopping Center? On 518? Hopewell/West
Trenton train line?
Ron: Down the center of Nassau St!
--: I don’t think we take it through the center of town…
KW: I would argue that if you continue to snip it down in length, it’s
long term days are threatened. Historically, I think it was built in
1860 something.
--:So what is the best we can hope for? Keep it where it is.
KW: Probably.
--: They are taking the UStore out, they could put the station there!
KW: If you made University Place a non-vehicle road, it could come
right up to Nassau St. Then you’d use Alexander all of the time.
Marvin: You are going to have to think of this cooperatively. They
do have a problem with what they are going to do with the new arts
complex.
Ron: As an architect, tell me if you disagree Kevin, if you are given a
problem, and you are told “There are some things that are constant
here”, you have to deal with it. That’s your job..it’s harder and it’s
too bad…
Gene: Wasn’t the Bus Rapid Transit System proposed?
KW: There is also a proposal for a dedicated-lane bus system that
would travel up and down Rt One and make a series of loop passes
through Lawrenceville, West Windsor, Plainsboro, Princeton…with
the idea that there was one that would parallel the Dinky, come up
into Princeton Boro & Twp and create a network there. They already
admit that it will have to overlap with existing traffic lanes. This is a
proposal that is beyond the speculation stage into drawings. I would
guess it is 10 years away.
--: In 10 years, we’ll be out of oil. What’s the difference? At a time
when we need light rail powered by electricity, they’re thinking
of replacing an existing light rail with a stupid petroleum-driven
system.
David: If oil is 5x what it is, it will be cheaper to operate a bus.
Mary Ellen: That bus will work on the county system. It is not
reliable. It’ll take an extra hour to make those connections. Whereas
we are arguing for a jitney that goes round and round the Boro that is
very frequent. Very easy. Very reliable.
David: If you were to substitute the rail line with a bus rapid transit
line, you could extend it without a lot of complications. You could
eliminate a lot of the negatives from the university’s point of view. I
am curious as to why people are so attached to the existing train.
--: In any town I’ve ever lived in, the train is much more reliable.
--: The reason is, it starts. It’s achieves its speed and goes in a straight
line until it gets there.
David: How bad can it be?
Mary Ellen: It can be very bad.
David: You pave over the tracks. Nobody else is on the track.
Mary Ellen: That’s what we did in the 50’s. We took away all of the
tracks. Who did it? The oil companies and car companies did it.
--: Why couldn’t the train tracks go underground into the center of
the town? It would last.
--: That’s a good idea.
Chuck: One of the things we did in the 50’s was to eliminate the
Johnson trolley right of way that went from Trenton to Princeton.
That si not recoverable. Mercer County and Lawrence Twp are trying
to build a bike trail that will go from no plkacee to no place else, so
people can ride around the country-side and get exercise. It has no
transportation benefit whatever. Talking about the transit village in

West Windsor. Now we are talking about losing another right-of-way
for a railroad system that is functioning perfectly well.
--: We should replace it with a newer typology: a light rail or a
monorail. We have the ability to do that. We have the right of way.
Much more efficient. Much more economical. Better use of energy.
--: That’s right!
Marvin: We are talking about 10 years. There is a big general
atmospheric question to consider. There is going to have be
increasing austerity in this country. The assumption that it is
intolerable to wait 10 minutes…We are in a period of time where we
never had it so good. For my generation, I couldn’t have been born at
a better time. It has always gotten better. That will not be true now. It
gives me a sense of foreboding about my grandchildren right now.
That era is over! So, in planning for what is tolerable and what is
intolerable. I think in 10 years, you’ll be ready to wait 10 minutes
for the jitney. It is not only a problem of planning item by
item…what is rational. But do you think will be the total
atmospherics of the country as compared to a previous era?
Ron: Accepting a certain degree of inconvenience in finding a
parking space…
Mary Ellen: I don’t think we are realizing why things were the way
they were earlier. People couldn’t afford cars. Now there are
extremes of wealth and poverty now. So that we, with our wealth in
Princeton, don’t want to wait for a couple of minutes. What happens
in the future is a question of choice. Who do we accommodate? Who
pays?
Marvin: There are also issues of history. We are 300,000,000 instead
of 130,000,000. There is a whole set of general constraining
conditions which make the luxurious assumptions of the past at
least questionable. In the planning process, you have to make
guesses.
--: Has anyone made a plan for the Dinky to come up to Nassau St?
KW: No. There is no parking on Nassau St. The present station has
180 odd spaces.
--: what are the options?
KW: The real world options are: keeping it as it is…I can’t imagine
anyone would ever listen to extending it…Move it and then
developing the BRT as a parallel system and not replace the Dinky.
--: Is it possible to do a light rail that would re-place the Dinky
without having the bus system?
KW: I think the reason the bus is potentially economical is that it is
rubber tires on a paved surface. We have paved surfaces in place. As
soon as you want to lay track or create a monorail roadbed, the cost
will be just astronomical and a town of 30,000 won’t be able to
justify it.
--: But what is wrong with using the track we have now?
Mary Ellen: Nothing.
KW: I was talking about extending.
Pierina: Let us not lose sight of the real motivation for moving that
Dinky. I believe strongly it because that property is very valuable,
and that property is need to develop the Arts Center. The issue here
is: Do we want a train system? Does it work with the rest of our
transportation vision? If that answer is yes, then I think we have to be
determined. We like our Dinky. It is ours.
David: When we fought for the Dinky, we prevailed. The DOT hasn’t
forgotten that. If we push for the Dinky with PU, we will almost
certainly get it. Then when it comes time for them to decide what else
to give us, they will say to themselves “We let them have the Dinky”
Mary Ellen: We have to ask for a lot more than. Because it is
ridiculous.
Pierina: I don’t think it is asking. It is demanding. We have a right
to demand what we want for our community.
David: There are solutions to the transportation problem that will
meet everybody’s needs that don’t necessarily involve retaining a
train on the Dinky tracks. We ought to be looking beyond the Dinky
to figure out how we can meet the transportation needs of the
community.
Pierina: That is your point of view. Some of our points of view are
not like that.

Ron: The salient fact about the Dinky, because it has migrated
historically, I think 2 times, farther and farther away. Right now, it is
getting a little bit on the marginal side for reach-ability for a lot of
people. And this one last step is going to kill it.
KW: It will kill it if they put it at Faculty Rd. I am just speculating
that the grand master plan is headed towards Faculty Rd. It eill turn it
into what West Windsor has: everyone has to drive there, no one can
walk.
Pierina: How then will we be impacted when Alexander Rd becomes
the Gateway to Princeton University? And we no longer have the
Dinky.
--: A bad idea
-: A nightmare
KW: There is one means of transportation I want to bring up: 2
wheels. The bicycle. I have long heard in this community of goals to
develop bicycle-dedicated lanes…shared lanes, or pathways. The
Township is creating some pieces. The Boro has a couple. We
haven’t been able to come to a consensus on what to sacrifice in
the existing fabric of the community in order to give bicycles
greater presence. Do we sacrifice a parking lane? Do we sacrifice
sidewalk? Do we sacrifice traffic lanes?
Chuck: Or, do we sacrifice street trees?
David: I am part of a generation of intrepid bicyclists. You don’t
need to do anything!
Mary Ellen: Exactly. What you need to do is have signage. It is very
cheap. We have worked that to get people across the street. OK? Put
‘SHARE THE ROAD” signage all over the place. Put up hints as to
where bike lanes are.
David: Bicyclists just need to assert their rights. If a car has to wait
behind you. let them wait.
--: What about children?
Mary Ellen: We need to teach children how to ride their bicycles in
traffic. There are excellent formats for doing that. John Walz up in
Montgomery is very good at that. Parents have to not be ‘heliocopter
partent. No one let’s their children walk to school anymore. Granny
Hancock said during the Immigration Reform Hearings ‘You know
those 300,000,000 pounds we have all added onto our bodies
represent the numbers of immigrants who have come here to mow
our lawns and take care of our kids’. There needs to be education and
signage.
_: I do think you need to make the roads in town safer.
Pierina: There some areas where you absolutely need some help.
Gene: The gutters are horrible.
--: The grates, the patching..
David: The grates are either going or gone.
Pierina: There are some areas that are more difficult for bikers than
others. I have always ridden my bike. One of the worst places is
Nassau St obviously. The is down Nassau St beyond the CBD,
around Jugtown where all of those cars are narrowly parked..and
where the Whole Earth Center is. So maybe we could put some of
those sparklers on the road? Do some marking on the ground.
Ron: David is the expert in this. You see him ubiquitously all over
town.
--: He is assertive, aggressive..
David: It is the only way to be around here.
Pierina: If you institutionalize some accommodations, it gives people
more of a right to be there. Drivers honk their horns behind me.
--: PAINT A TWO FOOT LANE, is that what you’re going to do?
Pierina: Yes. Or put reflectors along…

--: Angled parking..[inaudible]
KW: That is how Nassau St was lined in the 30’s-40’s-50’s.
Chuck: The roundabouts will have a very severe impact on the urban
landscape.
KW: Ah, the roundabout, we didn’t talk about it…It’s my impression
that a lot of people are skeptical about the ones at Mercer and Bayard
Lane. That was an idea that was applied like a postage stamp 12
times up and down 206 without really getting into local details.
--: You reject it out of hand? It looks to me like it might help. It is a
terrible pedestrian intersection anyway.
KW: It will make it worse. Two in close proximity, when one of
them backs up, it will back into the other one and completely jam it
up. The whole trick of the roundabout on Faculty Rd is that it allows
university employees to get priority pulling out and it has caused a
back-up on Faculty Rd.
Chuck: In the Twp locations, it looks as is if they will function
without adverse impact.
--: I want to come back to the Dinky because I didn’t have my say.
You asked why I care about the train. The whole idea of the Dinky is
that you get off the train from New York… My relatives can come to
visit on the train and get to Princeton without me doing anything. To
me that is major. When you say it will be dedicated, I will worry that
it will change…a loop added. You will end in Princeton
Junction…and have to get to Princeton by something else.
Mary Ellen: There is an emotional thing. People don’t get on buses.
David: We shouldn’t think the Dinky will be there forever. It costs a
fortune to operate.
Mary Ellen: It is part of what makes Princeton Princeton.
David: When you have a conductor and an engineer, the labor cost
far exceeds the savings in fuel.
Pierina: To say that 20 years from now, it will be that way
technologically…how do you know that? No matter who owns the
land and the equipment, that is OUR train. If it were a bus, it
wouldn’t be our bus. It would come and go.
Ron: There is a psychology to it.
--: The problem is the fuel. Electricity is nuclear. It is not coming
from the Arab world.
--: We are train riders. We want to take the train. We have talked
about how difficult it is to get people on the buses. They will not get
on the bus. So we are going to destroy the whole thing just …
--: That’s interesting. How do you get on a bus. You usually have to
climb up. It’s like you are in a cabin, confined. When you are in a
train, you get a different sense. A trolley?
[End tape]

3. Notes from the Town & Gown Table, June 16, 2006:
Town and gown. One of the world's richest universities with an endowment of $14 billion is in the middle of
a massive multi-billion dollar expansion. Our community, with among the highest property taxes in the
state, is struggling to sustain a budget that can fix potholed streets and pay for its police force. Is there a
more equitable relationship that can serve the interests of a great university, so central to this community,
and, also, serve the future needs of a community so interconnected to it?
Session One
Present: Susan Hockaday, Moderator; Gail Ullman, Scribe; Charles Alden; Carolyn Hoyler; Pierina Thayer; Roz Denard; Francis Treves; Mary
Ellen Marino; Barbara Barnett; Anne Neumann; David Goldfarb; George Cody; Robert Durkee

Summary:
What the Town Offers to the University:
• An Attractive Community
• A “Real Town”
• A Labor Force
• Services: Police, Fire, Infrastructure
• Excellent Public Schools
• A Sense of Place
• Center of Philadelphia-New York City Corridor
• Opportunity for Students to do Volunteer Work- Teaching etc
• Quality Housing
• Diverse Population & Economy
Issues for Collaboration:
• Property Taxes and the University’s Contribution to the
Community
• Public Transportation
• Better Communication from the University to the Town
• University and/or Town Developments in the Arts
Neighborhood, at Merwick and Stanworth
• Sustainability Initiatives are needed
• Mechanisms for Collaboration are needed
What the Town Does Not Offer:
• Affordable, quality housing for lower paid workers
• Cheap food, drygoods, entertainment/music for students
Disagreements at Our Table:
• Is the University Accessible?
• Should the Downtown be Attractive to Students?
• The Arts Neighborhood & Dinky Plan
• The University’s Attitude towards the Communuty.
• Is the University a Threat or an Asset?
• Does the University do its Share?
Susan Hockaday: Good morning, thank you all for coming. I am
going to start.. I think if we go around this table and say quickly who
you are, whether you are Boro or Township, say street, And then I
want to you to answer briefly the following question:

What is your personal individual experience as a resident of the
town with Princeton University and the University Campus? I
am not going to define the question any more than that. If you tell us
what your relationship is with this particular institution, it will tell us
a lot about what we might be talking about next. Why don’t I start
with Gail. This is Gail Ullman, our Scribe.
Gail Ullman: I am on the Planning Board. I live 4 blocks from the
University. My husband taught at the University for most of his
career. I am on the Campus to walk. I go to the Art Museum. I go to
the basketball games. I live an awful lot of my life on the Campus.
Walking.
Chuck Alden: I was born in Princeton, so my memories go back a
long time…walking through Blair Arch when I was about 4 years
old, going down to take the Dinky to West Windsor to visit my
Grandfather in Princeton Junction. I go to the University to the Art
Museum, for walks through the Campus. I used to study in the
Library as a kid. It has been a wonderful facility for me. I also, in my
career, have done the Campus Master Plan for Carnegie Mellon and
for Central Connecticut State College. I know about Town Gown
relationships and the impact a university has upon the adjacent
community. It is terribly significant. And how they resolve that
with the community is terribly important. So that is what we should
be working on.
Carolyn Hoyler: I have lived here for 40 years. My husband is a
physician here. We live in the Township. He has lived here all of his
life. My husband rides a bike to work. We walk into town. We like
having a bike path. The University is very much a part of our lives.
I give tours of Princeton as part of my job. I am a professional singer.
I have sung at Richardson. I have sung at McCarter. I have been in
several plays at McCarter. I dearly love Murray-Dodge Theatre. I was
there last night. I feel very fortunate. I have house guest during the
reunions. It is very much a part of our lives. I’d like to protect the
town.
Pierina Thayer: I have been here for 50 years. My children are the
4th generation here. I remember Princeton when Princeton University
was a part of Princeton and not Princeton. I am very concerned
about that relationship. I am concerned about Princeton’s ability
to sustain itself economically, culturally, as a viable community
and town. While the University is great, it is a transient

community. And really, what makes Princeton what it is, makes
the community great is the community members that live here,
that contribute, that volunteer, it is really important that, if we
are having a town, that we accommodate Princeton community
members in terms of affordable housing and their ability to stay
here, live here and work here. I think that is in jeopardy. I think
the University is expanding far too much into the town. It is
eroding the very fabric of the town. And that is my concern.
Roz Denard: I live in the Township. I served on Township
Committee for 6 years. And, as far as I am concerned, Princeton
without the University isn’t worth very much. I have audited courses.
Everything on campus, so much of it is open to us. They will always
want more money from the university. But what Princeton
University adds to this town is incalculable.
Francis Treves: I am a second generation Princetonian in the
Township. My parents came here in the late 50’s. I am an architect
practitioner. I was recently involved with the Princeton Future
charrette study of the Merwick site. The University and the Y getting
together. I hope to get involved today to get some interesting ideas
about the Town-Gown issue.
Mary Ellen Marino: In the Boro. My relationship with the
University is that I enjoy the place. I was at the theatre last night as
well. The opportunities it provides, arts-wise. I do walk through
there. I am very concerned about the University’s attitude that it can
do whatever it wants with its $15 billion endowment. And that
means to compete with the Boro. To move the Dinky is just beyond
my comprehension. And. To add new facilities that will compete
with Boro restaurants, just is inappropriate. The University outsources some of its workers, so it never tells the truth about how its
workers are all paid and how they are reimbursable. And I believe
that the University with a flick of its pinky finger could provide land
for affordable housing. We need really affordable housing. We
don’t even provide for the needs of those people who really are
unable to afford housing. There is so much to do. There is so much
money there, and not here.
Barbara Barnett: I live in the Township. I have only been here 18
years. My first impression of Princeton when I came, we were just
married, my husband said “I am interviewing at Princeton”..that he
was going to leave Washington and we are going to live in New
Jersey. I said “What!”. He was doing AIDS research at the Molecular
Biology Dept now deputy director of NJ campus. We have a lot of
friends, professors. So that is one view I have. And the other view I
have is my own personal view. Walking on the campus is marvelous.
But I don’t think the town at this point… fully has to happen. We
have a lot of other areas now that can bring in people to keep the
stores going… I think the arrogance that the University seems to
be developing, I am not sure that they mean to have that arrogance,
to me is upsetting. I thought they have plans that have nothing to do
with how I want to live. The plans all have to do with them, they
are selfish. The idea of moving the Dinky, I was told 15 years ago
that that whole area was going to be gone. That they don’t want the
Dinky there. The fact that they closed the train station like that
without any concern for the average citizen. What where they going
to do? Where were they going to wait on a rainy day? So for me the
real concern is how do we get the University to really take
responsibility? They bring in tons of people. They put a lot of stress
on the Boro. How do we get more involvement? This is not a
university town. Go up and hang out at Bayard St in Providence at
Brown. Go to Madison. Hang out at a real university town. The
university does not participate in the town. The town tries to
participate in the university. So I would like to see much more of a
Town Gown..a real union. So they get more of a flavor of us and we
get more of a flavor of them. They might be more concerned about us
then. What they did at the Cottage Club is beyond moral
understanding to me. I think that the University suggestion to the
Boro that they not have to provide affordable housing. It is a moral
issue. So that is my concern. They should be paying a lot more
money.
Anne Neumann: I live in the Boro. I moved to the Boro when I was
6 months old. Like everyone else, I very much enjoy the

university’s presence. However, I am old enough to remember that I
was able to participate more in the life of the University as a child. I
was able to go into the stacks of Firestone Library. The UStore was
behind Nassau Hall. Townspeople used to be able to drive there, park
and shop. At some point, the University began to close its campus
to community travel. I have concerns about the university’s current
relationship with the town.
David Goldfarb: I have been in Princeton since 1963. I live
immediately adjacent tot he University campus on Charlton St. My
life is affected to the point that I am aware when the students come
and go. My life is better when the students are gone. I certainly take
advantage of many of the things the University has to offer. I am
delighted that the Campus is open and beautiful. It is as nice as
any park we could possibly design for ourselves and it is right here
in the community. I am also a member of the Borough Council and
see the pluses and minuses of having the University be the largest
property owner and largest tax payer. Largest economic driver.
But it is mostly a non-tax-paying institution. It is a very difficult
relationship. All of us feel that the University should be doing
more. On the other hand, we are grateful for what the University
does. We need to find a way to make our case strong enough so that
the University is persuaded to see that there are major unmet needs
that the University has an obligation to address. And, we need
everybody’s help in the community to do that.
George Cody: I came here in 1957. I worked at RCA Labs. And then
at Exxon’s Corporate Research Lab. I define Princeton as a beautiful
town. The University is a major threat with the attitude that “you
people are only here for 60 years and we are here forever and don’t
get in our way! ”I see beginnings of change, and I want to see it
continue. I also define Princeton as being halfway between
Philadelphia and New York. I like to get to the train station, but I am
plagued by parking. It would be very nice if the University did
something helpful in this area, not just ignored it by moving the
Dinky. So..Exxon also says they are around forever…but if you tell
them what to do, they do it. Same with the University.
Robert Durkee: I have lived in Princeton for 42 years. I have lived
in the Boro and the Township. At the moment, I sleep in the
Township, but spend most of my life in the Boro as I work in Nassau
Hall. I am here from the University. There are many of us who work
at the University, who, of course live in the town. My daughters all
went through the local schools. For 40 years, I have been part of the
local recreation programs and have been active in the community in
various ways. I would like, at some point in this conversation, to be
able to go back around to some of the points that have been made. I
am not sure this is the moment to do that…At this point, I’ll just say
that is who I am, and I am delighted to be here.
Q: What do you do there?
RD: I am Vice President and Secretary of the University. I have been
there for 35 years. Community responsibility does ultimately report
to me, so those of you who are not happy with us, are not happy with
me, I guess. Those who have seen improvement in the last few years,
perhaps I have something to do with that! Certainly that has been our
goal. We work hard at it. I am happy to say more later about what
have done to improve that relationship.
Susan Hockaday: I have spent my whole adult life here. I came in
1964 with my husband who was an instructor at the University. My
relationship…I am the wife of a faculty member. I worked in a
department in a research capacity. I have been on an administration
committee that admitted the first class of women. They hired three
women to review the women because there were no women on the
faculty in the admissions committee at that point. Co-Master of one
of the undergraduate colleges is where for 7 years, our family ate
dinner every night which provided proof that children grow larger on
an undergraduate diet, a surprise to us. We lived on the edge of the
campus for thirty years. I have also been an enrolled student. Also, I
have been a parent of an undergraduate. So, saturation with the
university community. I am very aware of what it is like to be
inside that community which in many ways is like a cross
between a village and a large corporation to say nothing as a notfor-profit large educational institution. The relationship between

the university and the town is incredibly important. As I have listened
to all of you, I see that we tend to think of it as a situation where we
have a town that is a wonderful town. We are very proud of the
town. But it doesn’t seem to have a lot of power in terms of its
very powerful and very wealthy neighbor. It is very easy, I think,
to see what the University has to offer. In terms of its power, to think
of what we want from it and what we need and what we wish it
would do or not do. I think that would be the direction of our
conversation. Now I would like to turn our thinking around in the
other direction, because this is a relationship. If you think of it as two
sides of a see-saw. Let’s think about what this town actually has
to offer the University? If you think about the university as a
collection of…students who live there…faculty who actually sleep
off campus…and a vast number of administration and staff who work
there but are also part of the town. What do we have to offer that
group? And what can we do as aprt of a responsible community to
make this relationship work better?
George Cody: I’d like to start by saying that where we are now is
perhaps one of the best public libraries in the United States. And
we offer that to the Universities families. It is a real gift. Let’s not
take it for granted.
__: The schools have certainly contributed greatly to the University.
I can’t say enough about the Princeton Regional School System. 3
generations of my family went there.
Pierina Thayer: I would say the community’s economic support;
its maintenance of the infrastructure and the critical services that
the University can’t function without.
Francis Treves: I never weighed in on the Arts Neighborhood. The
university is trying to identify areas around campus to expand. The
town will benefit enormously by having a stronger Arts presence.
Now whether the traffic and service, in terms of theater, can support
that is a big question. Straightening out Alexander Rd. and making
it…is important. The physical properties, whether the station is
moved or not, is still a challenging issue. One of the things that hasn’t
been looked at is the physical terrain change, the gradient change
between where the station exists and where the campus wants to
bridge that grade change. The plans are nice. They provide the
University some options to build theatrical venues, but to truly link
the University into the town at that end is the real problem. Part
of it, I put it out to Bob, is to explore combining the rotary and the
plaza in some way, closer to the existing station, to handle the traffic.
And perhaps another alternative is not to move the station, losing,
perhaps, an opportunity for large footprint buildings…But, in effect,
to keep the center of the new Arts Campus closer to the center of
the town.
Q: Are you saying that that is something the Community contributes
to the University?
Frances: No, I am saying that right now the University is
launching its Master Plan. I don’t think the town benefits by having
the station off at a greater distance. It doesn’t so much affect the
University as it does the people coming out of the station onto the
Campus and into the Town. The Arts Neighborhood will be
southward of that. The scale of it is somewhat intimidating to the
town. The number of sites contemplated for the Arts is probably
daunting. It should be a little bit more transparent to the
community. Are they building a dance venue? The large population
of visitors the Arts Neighborhood will bring to town will stay there at
that location, and go to restaurants at that location… The number of
visitors the Arts District will bring to the town is significant.
Susan: If you are within the University, what does the community
provide?
____: One of the things the town does not bring to the university
is an appropriate retail market. A university town where the stores
like Zoe which cater to West Windsor women. The conservative
woman in Princeton does not go buy there. Ralph Lauren. Very
expensive stores. So they are not really reflecting what the university
student needs. Same with the food. The majority of the food is very
expensive. A lot of the low-end food has left. We are not looking for
that student to be our retail customer. On the other side of it, the Arts,
I think it’s a sucker job. If you are the university, and you have some

property and you want to make a lot of money on it. You don’t say
you’re going to build fast foods and retail stores, you say you are
going to build an Arts Center because it sound wonderful. What are
they bringing into us? Traffic, people. One of the things the
community brings is bodies that can make money for their events.
Anne Neumann: We bring an unusual asset: an economically and
racially and nationally, ethnically diverse community and one of
the things that that means is that we provide the university with
employees at every level, right down to maintenance people and food
preparation people. Unfortunately, a lot of those jobs are now outsourced by the University. Many of us want to hold onto that
economically and ethnically diverse community. I think offers a
wonderful example to Princeton University students.
David Goldfarb: The most important thing we bring to the
university is a town where people want to live, if they can afford
to. For high-level faculty and high-level staff, the university can use
the town as a way to sell in the recruiting process. Of course, that
works two ways. It works to the University’s benefit. But when those
people move in, they are bidding against other people who would
want to move to Princeton. And in some cases, they are bidding
against other people who are being subsidized by the University to
buy those same houses. We have a low crime rate here. [It’s changing
a little bit]. The point is that in terms of competing with other similar
institutions, the town provides a very significant advantage.
Anne Neumann: As we know, the university does help faculty and
staff with mortgages. And in deference to the difficulty many of
these employees have in finding suitable housing, the University has
just expanded the circumference to Trenton, or at least to parts of
Trenton. That’s a wonderful thing the university has done to help
the area.
Mary Ellen Marino: But low-income workers do not have access to
that.
Anne Neumann: The point is that even mid-level employees can’t
afford to live in Princeton anymore.
George Cody: I lived in Cambridge and Santa Barbara. I have
discovered that Princeton is very unique. It is a beautiful
environment. We have the Canal, the Lake and the beautiful history
going back to the Revolutionary War. It is a unique contribution to
any college that is close to it. And, of course, that is why Princeton
University came here in the first place. And then there is the fact that
you walk almost anywhere and be safe. And I would have said
Micawbers…
Mary Ellen Marino: I don’t think people have talked enough about
what Princeton Boro and Township do as governments. It is all very
to say Princeton is walkable, but if someone wasn’t picking up the
snow, if someone wasn’t paving the roads, to get in and out of the
town.
Pierina Thayer: I think the richest thing Princeton offers the
university is real neighborhoods and community. We’re not just
talking about just buildings, we’re talking about a thriving and alive
community, with pride, with recreation…with community resources.
Neighbors that know each other and playgrounds...families with
children growing up. That is what is key here. That is what we are
losing if we don’t hunker down and begin to protect our community
from excessive development and expansion.
Susan: We may lose that sense of community to development.
Robert Durkee: What is interesting about this discussion is that you
have identified exactly the same things I would have identified in
terms of what the community provides. The first thing I want to say is
that infrastructure, for example, is one f the reasons that…10 years
ago our contribution was $100,000, I think, and now it is $1,000,000.
And that is partly a reflection of the recognition that ‘yes’ there is a
dependence on the external infrastructure. We do a lot of our own
infrastructure too. You don’t have to plow our snow or pick up our
trash. But there is a recognition that the infrastructure is important.
This building is something we have contributed a fairly substantial
amount to because we do appreciate the importance of this library to
our people who live in town and to our students.
Q: What is the percentage of the contribution to the library.

RD: Well, you can calculate it various ways. It was $500,000
directly. It is also a portion of the taxes we pay to the Boro and the
Township. And it is the wireless and the plaza. Same with the
schools, the reason we keep all of our residences on the tax rolls,
because we appreciate the importance of the schools, even though
they could come off under NJ law. The schools are very important as
part of our recruitment strategy. What I am saying is that yes you
have identified contributions the community makes to the university,
the university recognizes that and helps to support that, at least to
some degree. The diversity of the community is truly one of the great
attractions to our faculty and staff and, even, to our students. I want
to say a word about Micawber. Micawber was one of the businesses
in town that was very attractive university faculty, staff, students as
well as others in the community. When we learned that Micawbers
was going to close, and was going to sell its building, We did not
believe and they did not believe that they would be able to sell it to
an independent bookseller. No independent bookseller was going to
be able to come in and afford that property. So we did intervene in
that case to try to bring a very similar operation. The people that own
it are going to come live in Princeton. This will be their basic
location. That was a way of saying, one of the advantages to the
university is having that kind of store and that may be a case where
we could make sure that kind of store can continue to exist on Nassau
St. Bringing the UStore, or at least some of it, is also a way to get
more student traffic across the street which ought to help the retail.
One of the things I want to say about what was said. We’re talking
about the Arts Neighborhood, or, the Arts & Transit Neighborhood,
because it is that. The Dinky will be there one way or another. The
amount of retail we are talking about there is really, really tiny! We
are talking about a coffee shop at the train station...sustaining WaWa.
We are talking, maybe, about a restaurant for people going to
McCarter, the museum and the Arts Center. And, that’s about it. This
is not a retail center. It is a public plaza. It is an arts area. It is a
transit area. It is not fundamentally a retail area.
Q: This is short term. It really doesn’t speak to the long term
potential for the property. The golf course won’t be developed for the
next 20 years. There is nothing to say that the area won’t grow even
larger and compete even more with the CBD.
RD: The University has no interest in putting retail in there, except to
support the folks who are commuting on the Dinky.
Q: You have kept us in the rain, and now all of a sudden you are
worried about us??
RD: We have been talking about this for 20 years! Trying to do
something that will make it more active. The reason we are
expanding now is because we want to expand our Arts program. We
want to go into different areas of the arts. We want to add an addition

to the museum down there, so that we can show contemporary art,
because we can’t do that now.
Q: Why can’t people buy their coffee and their food in our downtown
and support our merchants?
RD: The merchants in Princeton are first in line tom operate the
restaurant down there. They see it as a way to have a second location
for them to bring someone who goes to McCarter and goes to the
restaurant down there and realizes there is another restaurant in the
downtown. So the next time they come back, they come into town.
Anne Neumann: I wonder whether the Momo brothers are interested
inclosing mditerra and bringing it theree.
David Goldfarb: I think we need to look very carefully at retail and
the university’s future development. I see one of the great lost
opportunities is the on the corner of Washington and Nassau where
the university built the library addition. It is a dead corner at the
center of our town.
RD: True. But at another point, when the Thomas Sweet buildings
burned down, what the University did was rebuild that. Retail.
Exactly what the community asked us to do.
DG: The point is that even when you look at the current plan for the
Arts Neighborhood, there are logical places for retail that do not
incorporate retail. Immediately across from McCarter Theatre is
where the restaurant ought to go.
RD: That’s what we’re talking about.
DG: That’s not in the drawings.
Susan: I need to do one thing before we wrap up. I think this is quite
important. If you think of the University as partners, solving together,
the problems we, together, face, what would you say is the most
important problem that these two entities should work on together to
make this town work better? One word.
Treves: Because of the culture the university promulgates, the
students don’t go off campus.
Pierina: Financial. Economic partnership in support of community
David: Yes, that is what I would say. There are issues other than the
zero sum the university gives and the Boro gets more. There are ways
to cooperate that are better for everybody.
SHJ: That’s a good start! Thank you.
Joint planning! Joint Planning! Joint Planning!
Traffic parking
Safety.
Thank you it’s a good start.
David:There gotta be better places to put the WaWa than way off the
beaten track!
RD: We don’t have locations yet.
Session end. Transcribed from audio. sbs/ 7/6/07

Notes from Town & Gown Table
Session Two, June 16, 2007
Present: Susan Hockaday; Gail Ullman; Agnes Sherman; Phyllis Teitelbaum; Tim Andrews; Linda Sipprelle; Janet Pickover; Fran Benson;
Bunny Goldberg; Barrie Royce; Marvin Bressler; Wanda Gunning;
Susan Hockaday Jones: I would like to ask 3 questions.
What your own personal experience has been with Princeton
University…as a campus as an organization..?..plus your name? and
where you live?
Gail Ullman: I am the scribe.
Bunny Goldberg: I live in Greenholm. My experience has been
relatively positive.
Linda Sipprelle: I live on Nassau St. My experience with the
University has been absolutely fabulous. I go to Woodrow Wilson for
lectures. My experience has been, I would give it a straight ‘A’. very
positive [can’t hear]
Janet Pickover[?} I have lived here for 25 years. I, as a resident, and
for my family, it has been very positive. What else is going on, I
can’t really answer. Richardson Auditorium. I have raised 2 children
here, The things they offer the community and the schools. My
younger child particularly. We were allowed to use
facilities.McCarter and all of the cultural activities.

Agnes Sherman: I live on Humbert St. I worked at University
Library for 25 years. I do tutoring for foreign students. I audit. I use
the gymnasium. I won’t give it a straight A, an A- or B+.
Tim Andrews: I live in the Township. My experience has been great
too. Art programs. Theatrical programs. All the things we take
advantage of but sometimes don’t remember we are taking advantage
of.
Phyllis Teitelbaum: I live on Hawthorne Ave. I certainly agree with
everything as regards individuals. But Princeton University does not
treat the municipalities properly. It does not pay its fair share. I know
it’s tax free. But others such as MIT and Harvard and Yale are paying
a lot more per resident than Princeton is. Princeton University is very
wealthy. Now this is pre-President Tilghman, but I have been at Boro
Council when new development projects are being discussed. And
the attitude of the University people has been that ‘They can do
whatever they want’. I think Shirley Tilghman has a quite a different
perspective and things are improving. I’d like to see the university to

take more responsibility for the community it lives in, because if it
doesn’t the community will go down hill and the University will
suffer.
Fran Benson: I live on Bainbridge St. I think the positives are the
arts and the beautiful campus. I would give the university an F
because I am paying more than $13,000 in taxes for a little house in
town. And it is because the University doesn’t do its fair share.
Barrie Royce: I live on Harriet Dr. I guess I can summarize my
feelings about the University as ‘If it wasn’t here, I wouldn’t be here’
because it has employed me since 1960. Also, if it wasn’t here,
Princeton would be like Kingston. I think we have to look at the
advantages of the place. Its endowment is impressive. It is a national
decision to make it a tax-exempt organization just as we do the
Catholic Church and various other organizations within the town. I
don’t know how we live with that because my taxes are as bad as
your taxes. But we choose to do frivolous things with our tax money
sometimes.
Wanda Gunning: I think I am not going to give a grade to this. My
husband has been a university professor and administrator for more
than 50 years. My property is surrounded on 2 sides by University
land. I am also on the Planning Board. I am hedged in.
Marvin Bressler: I am a retired professor at the university. I give
your husband an ‘A’ when he was Dean! After 45 years I have
grievances and I have great enthusiasm for the university.
Polly Burlingham: I live on Scott Lane. I do pay hideous taxes for a
very small house. I actually have a love-hate relationship with the

university. I love that the university is here. It what makes the
community special. It is why I came here in 1969 when my father
came to the campus. But I have not enjoyed the fact that when I was a
member of the University League Nursery School I had to pay more
than the university parents. I always had to subsidize the university
parents by paying twice what they paid. I can’t afford the health…the
gyms and so forth. My friends who have some connection with the
university get a great deal. I have always felt like the town is the
poor cousin. The mistreated relative. I love the arts. I enjoy taking
people through the campus. I love the theatre. I love the idea of being
in Princeton. But I don’t feel that Princeton University does
enough to support the town. They try. But they are not doing
enough.
Henry Steiner: Our experience has been very positive. It has
provided us with a lot of intellectual stimulation in our semiretirement. It has made Princeton, for us, a very satisfactory place to
live.
Etta Steiner: The only problem is that it is very difficult for us to get
there as we don’t drive. Never have. There is not adequate public
transportation.
Christine St. John: I live on Prospect Ave. I have always said
Princeton wouldn’t be Princeton without the University. I have
enjoyed the university. I have enjoyed all that it offers. The arts.
[Inaudible. Tape ends]

Notes from the Town-Gown Table
Session Three
Present: Susan Hockaday; Gail Ullman; Robert Durkee; Jan Shadrach; Jane Faggen; Françoise Picaronny; Raoul Momo; Rosemary Parish; Judy
Grassle; Dawn Day; Frans Coetzee; Mark Sensits; Patrick Bernuth
Susan Hockaday: I am getting a little bit bossier as the day goes on.
We’re going to go around the table and answer 3 questions. The town
and its relationship to the university. Who you are and where you
live. What is your relationship to Princeton University?
Gail Ullman: I came here as the wife of a graduate student and am
now the wife of a retired professor. I am very involved with the
university. I use it to walk on. To attend things, lectures.
Robert Durkee: I have lived in this community for 42 years. First in
the Boro, but for most of my life in the Township. I work in the Boro.
I work in Nassau Hall. I am Vice President and Secretary of the
University and in that role, amongst other things, I have
responsibility for the Town-Gown relationship. I am particularly
delighted to be a part of this discussion.
Jan Shadrach: I live in the Township. I moved here a year and a half
ago from Basel, Switzerland. My relationship with the university is
that sometimes I take some nice walks. I also listen to some lectures
video-streamed over the internet which is a great feature.
Jane Faggen: I have been here 30 years. I am a member of the
Historic Preservation Committee. I audit classes. I adore the classes
that I have audited. A wonderful, invigorating experience for me. I
enjoy the Art Museum. I enjoy everything the university offers. It has
been outstanding.
Françoise Picaronny: As far as the university is concerned. I attend
concerts. As a French person, I am in touch with the Center for
French Studies. I am taking theater classes. They have a cinema
program in the spring that I attend regularly. I am grateful for the
cinema downtown, which I think is very nice.
Raoul Momo: I often wonder at the history of the University and the
history of the country. Next year we will celebrate 225 years ago that
the US Congress was here for 3 months. I always wonder, if the
university weren’t here, what would Princeton be like? Would it be
like the other towns in New Jersey? We are definitely fortunate. The
university is an incredible resource. Every week, I learn something
new about the university resources and the wonderful things that they
offer. It can be one of the most terrific university towns in the
country. I am certainly happy to be here.

Judy Grassle: I have lived in the Boro for 20 years. I would say we
chose to live here because of the cultural resources of the university.
Rosemary Parish: I live on Mountain Avenue in the Township. I
have lived here for 15 years. I share in all of the enthusiasm for the
university. But I have concerns as a resident in terms of the TownGown issue, as well. I have experienced other university towns and I
don’t find it as acceptable [inaudible]. I am very concerned about the
arts center as it is being proposed and, also, issues of traffic and
transportation which I think we could work on in a more cooperative
way.
Robert Durkee: Could you say which other university towns…
Rosemary: I lived in Cambridge, in New Haven-briefly- and I lived
around Columbia. The dividing line is much clearer here. There is
less, and there could be more…I won’t say anymore.
Robert: Just curious…
Frans Coetzee: I live in the Boro. We have lived here 12 years;. My
wife is a professor of engineering. Basically the reason we’re here is
the university. We wouldn’t want to live anywhere else. We go to
lectures. We use the libraries. Go to plays. Just phenomenal. I find
the university very open. I work in Manhattan. In terms of gates,
locks, this university is quite unique in letting people use resources. I
have been to Columbia, Ann Arbor, Carnegie Mellon. The audit
program is phenomenal. You just don’t find that anywhere else.
Dawn Day: I live in the Township. I take advantage of the university
in some of the ways people describe. I am here as an advocate on the
issue of global warming. I would really like the university to be
doing model buildings and putting solar panels on parking lots….all
sorts of things that could be helpful…and leading in the town. Maybe
we have to do vice-versa. The issue is not central enough in the
planning.
Mark Sensits: I live in the Boro. I would say that ..I have moved
around quite a bit in my life. I lived in Evanston near Northwestern. I
went to school at Cornell. I have lived in Ithaca. I can share the
perspective of the influence of the university on the town. I definitely
appreciate the cosmopolitan sophistication this little town has
compared to other towns of 30,000 people. I also share Rosemary’s
opinion that there is too much of a dividing line. There is not enough

spill-over. Ithaca has a very vibrant music scene. Young people tend
both to play music and like music. Around here, you can find the
occasional evening of Celtic…you know..But there is just not
enough. I’d like to see more integration. More involvement on both
sides.
Susan Hockaday: I have lived here my whole adult life. My husband
came as an instructor. We raised our family here. I have been
involved in working in research, in part of the administration, being a
student, being the mother of a student, and also Co-Master of one of
the colleges where we ate dinner for 7 years with undergraduates.
And for 30 years have lived essentially on the campus. I am very
clear in my mind about what the world is like looking from inside the
campus out towards the town. I am very much interested in the
relationship between the two entities. What you all have mentioned
are clearly the resources and opportunities the university offers to
people who live in the town. And, I think it is very easy as a resident
of the town to think of the university as a cross between a village and
a corporation and a not-for-profit organization that has all sorts of
things that we use…that we take…that we need…that we enjoy…and
sometimes that we are quite critical of. I thought it would be
interesting to go to a second question, which is: Thinking about this
from the reverse angle, what does the town have to offer that is really
important to the university? How can the town be made to work
better as a college town for the university? Often, we think of it as a
very powerful university in a not-so-powerful town with an
imbalance of resources. So let’s just talk for a minute about what you
think the town really has to offer Princeton University. Let’s answer
that question and see where it takes us.
Mark: Certainly, the university requires substantial employment.
And that at all different wage levels which means access to a labor
force that can subsist on various levels of-- it can provide. We’d like
to see the university see that it is in its best interest to support a
community where the people that work at the university can also
afford to live there. So it is not so much of a commuting population
as it is a buying- locally population.
Susan: That’s a good point.
Frans: Princeton has a downtown. It is nicely set-up. That helps
attract faculty. My wife received offers from various places and she
chose Princeton. The fact that you have Princeton, just like a village
is very attractive. If the town manages to keep green, good property
values…and doesn’t do anything crazy in terms of development, it
can do well. On the cultural side, I don’t think the town offers much
to the university. It is very much reversed. I have heard this from
both sides. It is not clear whether it is the students not interacting
with the town, or whether the town is too expensive. If the eating
clubs were shut down, would there be more students coming across to
eat in the town? Would it become more of a college town, or would
they simply have no place to go? There is no place in the town. There
are no bars.
Mark: The line at Hoagie Haven would get really long.
Rosemary: I puzzling over the answer to this question. I would agree
that the town provides a labor force to the university. The town also
provides to the university education, housing and all kinds of other,
daily-life support and issue-management for the faculty of the
university. So that I am not sure what more we cold do. We have a
public school system which we support ostensibly with our taxes,
those of us who are not affiliated with the university, which enables
faculty children to have a wonderful education. I guess I am
struggling. I should probably pass. But I agree with Mark.
Judy: I have to pass to. I am not used to thinking in this way.
Raoul: In the corporate role of the university, I remember, I lived in
Denver for a year. Some restaurants out there. I remember hearing
from some of the customers from the Microsoft Corporation had a
difficult time attracting quality management because there was no
cultural life. It was the community that attracted them to them. So, I
think that is something we offer to the university. Ultimately, the
university, not only the students, but the faculty, they have to go on
the campus. We are definitely, totally connected. When the
university opened the food court, it impacted all of us, all of the
small businesses. The market is only so big. There has to be a good

cooperation. It is definitely what the university wants…to keep it as a
great town. We can always work on that.
Françoise: I came in 1999. The town has changed dramatically
already, in terms of businesses operating downtown. One of the
things I noticed, there were stores that were actually useful to
people on campus, a dry cleaner, a hardware store. Stuff that is
right there. Cheaper stores that tended to appeal to students.
Clothing stores that are cheap so that . They all closed. Therefore it
seems as if the town is actually moving away from the collegetown type of town towards more of a yuppee-type…appealing
more to the people who work in the big corporations.
--: Young I-bankers commuting to New York.
Françoise: It is funny you asked that. I mean what if the university
wasn’t there. Culturally, it would have to fill in a big hole. But I think
the downtown itself would still probably work in terms of businesses.
People that are coming in are not the main sustainers of the local
businesses. I have a feeling that the students stay on campus because
basically they can’t afford the shops in town. The town doesn’t cater
to them. Maybe there is move in that direction that can be made. I
have another point to make. I used to live in another university town
in Pennsylvania where the university was the main employer and
basically provided most of the culture. They had the same type of
problems because they were tax-exempt. There was a real interest on
the part of that university to cater to their students…to provide them
with food, cafes, services on campus that they used to get outside. It
meant that the interaction was less. I wonder whether that is
happening here.
Jane Faggen: A couple of things. I believe the community is
providing police service, fire department service, a public library, that
the students can use in contrast to the university. They are not making
their libraries avalible to the town. In addition you have the situation
that just came up with the Cottage Club. The university has no
responsibility apparently…but that is a very serious issue. It would be
best if the university and the boro could deal with this issue. It goes
both ways. I have lived here 30 years, I don’t ever recall that the
Cottage Club announcing that there were 12 days where the public
could go. It is not a reasonable position. I would hope the university
could use its good sense in helping this issue getting resolved. In
terms of what the community offers tot he university: the usual
services. Including the public schools for the children of faculty,
graduate students. I know the university makes efforts to meet its
responsibilities. I remember Joe O’Neill wrote a white paper
regarding the contributions of the university to the community in
comparison with several other universities. Harvard, Yale..others. He
raised the issue. There needs to be more transparency about what the
university is providing and about what it is the community is asking
for. Many people in the community don’t have a clue, so there is a lot
of criticism. At one of the tables today, parking, it was mentioned
that the garages are open to anybody. And everyone said: ‘I never
knew that!’ That information is not readily available. We need more
transparency.
Jan Shadrach: My perception is that there is very little integration
between the university and the community. Coming from university
towns in Europe, and my wife is from Ann Arbor, I would think that
what you and Mark have said, for student life, to use the creative
energy that the university has, you feel very little in the community. I
don’t know whether it is meant to be like this..or, is it specific to
Princeton culture: students don’t mingle with the community. It is
very surprising. It’s about 5000 students in a community of
40,000 people. If they were there or not, you wouldn’t notice the
difference.
Frans: When classes ended 2 weeks ago, you didn’t notice much
change in the town. I Ann Arbor, the town would be dead.
Jan: It is a real pity, I think. I don’t know if it is meant to be like that,
whether it is affordability issues. I think we are missing a lot in the
community...in this park, right out here! And the second thing,
another part of integration. In this area of the think tank, the
integration between the university and the big corporations. I work at
Bristol Myers Squibb, but you have Merrill Lynch, Dow Jones and so
on….to have joint programs for fellowships and exchange, because

of what I call an area of highly-condensed intelligence. I think we
could create more synergies.
--: I think there are many, but I just don’t think people know the
extent to which all that goes on.
Jan: It would be good to put on the website…all of this kind of
information.
Robert Durkee: I’d like to say 3 things. First, I am really struck by
the conversations today: a lot of talk about people taking advantage
of the university’s intellectual and cultural resources. I think that is
terrific. There is this whole other set of people who come over for
athletic events, for children’s activities. None of that has come up yet
today. I don’t know whether that is because those people aren’t at
this.
Susan: They are all out with their kids!
Robert: 2000 people came to the Harry Potter event in Dillon Gym.
Most of them live in the Boro. Second on this question of what the
community gives to the university: This is a very attractive town in
which to live. When you are recruiting faculty and staff, a lot of it is
about who their colleagues are going to be, but a lot of it is ‘where
are they going to live?’…’what is the town like?’…the fact that this
is a diverse town is a great attraction. We have more than 500 rental
units [I don’t remember the number] we provide ourselves for faculty
and staff. But we also have lots of other people living in town. It
supports a range of income groups and so on. The schools are a great
attraction to our faculty and staff which is why we keep all of those
rental units on the tax rolls, so they are paying property taxes to help
support the schools. We support the schools in other ways. We
support the library. Theses are all great attractions to the community.
The one other place where students do come into the community and
benefit from the community that it is, is through community service.
Everything you are saying, that there isn’t much retail- The Record
Exchange, Hoagie Haven, Panera- Teresa’s- there are a few places,
students do come across for that. For the most part, when they are
coming to town they are not coming to do that, they are coming to be
a part of some community service activity. There are literally
hundreds of our students doing that every year. That this is a
community that supports that is very attractive to us. One other thing
I would say is that one of the other retail establishments that was very
attractive to our faculty and students was Micawber. It’s a little bit
like getting into the Garden Theater so you can sustain that. When we
realized that Micawber was about to leave and sell its building, it
was absolutely clear that that was not going to be filled by an
independent book store unless we helped. And, so, we did. The outfit
coming in is like Micawber. The people who own it are going to
come and live in town. This is going to be their main location. It was
an intervention on our part. To try and make sure the community
provided an attractive resource for us. The final thing I would say is
on this question of Joe O’Neill’s study and the balance of other
institutions. I think it probably is time to go back and take another
look at both how we compare with other places in terms of what we
do and what the balance is between services we receive and
contributions we make. We do make a large contribution on top of
our taxes of a million dollars a year. What is really interesting to me
is the Boro, I think, just went through a bond review, and the bond
reviewers identified 5 college towns that they thought were most
comparable to Princeton. And you can be sure that Harvard and Yale
are not on that list. The size difference between the college and the
town I think even Joe would have said “That is the wrong
comparison”. You can look at what Harvard does in Cambridge but
those are very different environments than ours. But I think it is
worth taking another look at what that set of relationships look like
compared to…
--: Ann Arbor?
Robert: I don’t have that list with me…I don’t remember…I have it
back in …It is interesting. The bond people just decided where are
the most comparable places.
Frans: Could I make just one comment? A lot of Town Topics go
one way or the other. But it always comes back to blaming the
university. If you just communicated clearly what taxes you pay. For
example, you mentioned a million dollars. But I read somewhere else

that the total amount is closer to $14,000,000 coming from the
university on all taxable and tax-exempt property.
Robert: In each community, we pay about 4.5 million in taxes and
we also give a $1,000,000 to the Boro.
Frans: So it is a huge amount. If the university could just
communicate that more clearly, it would clear up a lot of internal
frictions in the town. People won’t always be able to blame the
university.
Judy: I think the thing that I would like to add is an echo to Mark’s
comment about how the diversity in the town…It IS a contribution.
I’m glad Bob mentioned it. If it wasn’t mentioned, it should be
mentioned. I think we can never do anything except to struggle to
maintain that. It is so easy for Princeton to become a little Potemkin
Village- or whatever the phrase would be- where we have our yuppee
stores, and the real people live outside the community. I really think
that there has to be an effort to both have to both have middle
class and working class housing in Princeton. If you surveyed the
people in this room: How many could afford to buy in now?
Susan: It is a real problem. Last question: We’d be interested in your
thoughts on..if you had to say what is the most important issue that
both the town and the university face together? Needing resources
together to cooperate on solving…or, working on. What would do
you see as the most important problem or issues, thinking of these
areas as two parts of the same community.?
---: There is no question: it is global warming. It is not on the radar
for some reason in this town in any prominent way. The university
could provide leadership. They must have 7 zillion experts that could
be helping more carbon-reduced building construction.
Raoul: On that note and it is tied to global warming, and I heard it all
day today: It is transportation. It is just ridiculous that we have this
gorgeous geography—the actual lay of the land. It should be
preserved. To me a detailed study. I mean this fight between the Boro
and the university over how many feet the train station can be moved.
To me it is ridiculous. The issue should be: let’s get together. It is the
bigger picture of transportation. How do we get to where we gotta
go?
Susan: Where?
Raoul: That is exactly my point! Transportation is huge. Huge.
Literally, how do people get around? It means when people come to
town…when they leave town…We heard a lot today about how
residents always have to go out to get things. It is all interconnected.
It is the bigger picture. The university and the town should get
together and say “Look! We are going to study this very
carefully!”
Susan: Yes. We are stuck together.
Raoul: Do it right. But don’t fight over a few hundred feet. To me
that is silly.
Robert Durkee: Could I say one thing about sustainability? The plan
that we have been developing over the last two years is built around 5
principles. There only 5 and one of them is sustainability. I think that
is an area where we will find a high degree of agreement on priority.
And most of what we are doing is actually quite interesting in terms
of applying some of the learning principles. We also probably have
some of the world’s greatest people working on environmental issues.
We do rely on them. I would support working with them and with the
people in the town whole-heartedly.
Raoul: We at Princeton Future, there is the overlay project, right?
We talk about linking. It is massive. We don’t have the money to
study it though.
Susan: There is so much of everything and it is massive.
Raoul: Transportation overlays between buses, cars, trains, roads. No
one talks to each other. All of those institutions.
Jan: The common challenge is to preserve what there is… New York
City and New Jersey will continue to grow and triple in size and
population. The infrastructure in general is just not able to cope
with all of the challenges. The only way is to really sit down and
take a practiced and sensitive…
Mark: I would answer the question in terms of relationship and
process for WORKING TOGETHER…rather than a specific agenda

issue. Frankly, I didn’t know you existed and that you work out of
Boro Hall.
Susan: He is actually in the basement. [Laughter]
Robert: In Nassau Hall!
Mark: I don’t know all that is going on, but it seems as if there are
two entities who need a really long view of this...a 50 year plan…100
year plan. Princeton as a town and Princeton University as an
organization. There is clearly a lot of aligned goals that we have, so
WHAT IS THE RIGHT PROCESS for getting together and having
the discussion so that we are striving for the same things? I think
there is a perception right now that Princeton University is very selfserving. Princeton University is very self-serving. I get frustrated at
that because I think people are acting out of ignorance rather out of
information. I’d like to see this process be clarified and made more
public and further developed.
Jane: Just as an example of something the university has done that
not too many people know about has to do with student loans and
debt. The university was the first national university that did not want
their students to graduate with debt. So if you need financial support,
I think the arrangement is, you will be covered and you can attend
Princeton. I think that is the greatest gift to education that can exist.
Robert: Also, at most of the Ivy League Schools, about 40% of the
student body is on financial aid. At Princeton, 55% is on financial
aid. It is a huge difference. It is a defining characteristic of
Princeton University. You know, one of the things, I don’t know how
many of you came to the Open House we did last fall. 900 people
came. So it isn’t that it was not well-attended. It was an attempt on
our part to do more of what you are describing. An attempt to say
“We are working on this. Come spend an afternoon with us to talk
about it”. Some of them were from the campus, but a lot of them
were from the town.
Susan: Who else has thoughts on this..ways to solve things
together…things to solve?
Frans: My only other issue is simply the cost of living because it is
not cheap for the university to attract faculty. I know my wife has
done a couple of high-level searches. When houses cost that much…I
know the university has been forced to go into a mortgage
program..so their costs rise as well. I think that is probably not an
issue between Town & Gown…but a issue of taxes in general. But
that is the other issue that changes the character of Princeton.
Robert: In an odd way it is an issue that relates to the effectiveness
of the community. Because our faculty are typically competing for
houses earning a lot more. They want to live in Princeton because it
is an attractive place to live.
Frans: On the other hand, having just gone through this recently, the
realtor said there a lot of people from the university and because of
the mortgage program, this pushes the price up for everyone else. So
you are sort of in this race to the top.
Susan: What are some other issues…?
Gail: Some of the people are very concerned about the character of
the retail establishments and the degree to which it appropriate. I
think the restaurants are a huge pull for those of us who live here and
for those from outside. Students don’t use the stores, I hear over and
over. And the stores, I don’t..
Susan: Speaking of stores, we had a group of students over, just
before they went home for the summer. And I asked them all these
questions. I asked them: “So, you are students. How do you use the
town? What does the town mean to you? What have you done in the
town?” And they looked at me said immediately “That town is so
lucky to have Princeton University here”- first reaction. Second
reaction: “Our main interaction with the town is through the student
volunteer program”. They are very engaged in that. About retail they
said “We virtually never go across Nassau St. We do go to Hoagie
Haven. We could use more bars and restaurants that are cheap for
students.” And then they said “On Friday afternoon, the girls love to
go to Palmer Square… to buy things”.
Jane [?]: I’d just like to add a few personal anecdotes. I attended the
Univ of Michigan as an undergraduate. I was at Cornell as a graduate
student, in Ithaca. I never knew the town at all. I knew the library. I
knew where my dorm was. I knew where the lab was. I did my

studying. I knew nothing about Ann Arbor until my daughter was a
student there and I went to visit. And I knew nothing about Ithaca
until, when I was working for ETS, I went there. Maybe things
haven’t changed. Thing that have changed are the flip-flops and
cellphones. As you walk across the campus, EVERY STUDENT IS
ON THE CELLPHONE.
Mark: Was there any sense of frustration? Did the students wish the
town had more of this or that?
Susan: I would say very little. What was clear is that if you are a
student, your life is really used up on campus. Entirely.
Robert: For a week this fall, there retailers are going to offer special
discounts with a student ID. The idea is to start the year getting
students to cross the street, seeing what the restaurants are like,
seeing what the other retail establishments are like. With the hope
that at least they will see what is there.
Susan: Following up on that. Do you think it would be better for
Town-Gown relationships, if more parts of the university were
located in more parts of the town?
--: Yes.. a great idea
Susan: If there was faculty-student housing down on the hospital
land? Perforated…
Françoise: The idea of getting off campus. You know that is what I
was saying about the university catering to its students by offering
more places to eat on campus, more entertainment on campus. If the
students can stay on campus and be close to everything, why would
they want to go off? They are busy. They are stretched out.
Susan: I think it was the philosophy of the university a long time ago
that it was a self-contained entity. The university and the faculty were
supposed to be very close to campus. A philosophy of closeness that
has definitely broken down over the years.
Robert: What the students tell us, though, is that every once and a
while you just want to get out of your living space and go someplace
else. And they don’t find places to go. So what do they do? They go
to NYC. Which is easy to do. Get on the Dinky. Or, they do make
their own entertainment because they are not seeing things to do in
town. For example. Not that I want to advocate for the jazz club. But
that had that been agreed to, you would have had a place, where I
guarantee you, students would want to go…just to get off campus.
Françoise: I think from living in Princeton, Princeton attracts a lot of
younger people with young children. So these people really find
things to do because I think there are things organized for people with
young children in Princeton. This is not what you want when you are
in University! How can the town cater to both?
Susan: That is a really good question.
Françoise: A college town means partying & drinking. Noise.
Raoul: That is why I laughed about bars. I don’t suggest that…not to
mention that Mediterra was a defunct business because it catered to
students and couldn’t pay the rent. So that is the issue with having
small businesses and merchants in town. Bottom line is we have
economics in play. You need merchants. We need creative ways to
attract those merchants and there are ways with cooperation of the
Boro. I thought of an idea today, on the Spring St lot…during the
weekends turn it into a farmers market!
Susan: That is such a good idea.
Raoul: That is my point. The developer is struggling. I am not sure
that that is the right project for that space. That is one idea. Then
during the week, it remains parking. It is critical to a lot of the
merchants on Nassau St. When that lot leaves it is going to affect
another round of small merchants. A creative idea…Thursday,
Friday, Saturday. No parking, it would be a farmer’s market. You
would get students coming to that because those kinds of markets are
incredibly dynamic. They bring farmers, residents together etc etc.
That’s what we need. We need those creative ideas in town to attract
the small business. Otherwise it will be nothing but banks, brokerage
houses, and chain stores.
---: Rents are so high!
Raoul: That is why they are the only ones that can afford the rent.
Most small businesses can’t compete. But if you tell farmers, “You
know what? You are going to have a little slot on Spring St..maybe it
can be somewhere else. Thurs-Fri-Sat, they will pay a small fee.

Look at West Windsor and some of the surrounding suburbs. My
brother and I started with a little tomato market here. Now it is a huge
thing.
Susan: That would be something we could do at the Dinky Station.
That little piece of space that stands there, especially the gravelly
part.
Raoul: The residents want it here. They don’t want to have to go all
the way down to the Dinky.
Frans: If you can generate foot traffic, then stores can lower their
prices!
Susan: I want to ask another general question. Going back to the
university’s development with its campus. How do you feel about
the points in the campus that intersect with the town? There are
several of them where development is going on. One is the whole
Arts cultural complex. Another is the E-Quad. And another is the
proposed parking over by FitzRandolph Road and Western Way. A
lot of the reaction between the residents and the university is the
perceived sense of space. Do we have space or are we running out of
space? Who gets to control the space? How much can you do on your
space before it starts to interfere with what I can do on my space. One
of the things I have sensed in this town is the sense of disappearing
space. I think it has had an impact on how each of us perceives our
neighbors. Do see this as a problem we have with the university? Or,
something that doesn’t have much impact on your lives?
Jan: One question. I was surprised that as you walk in town you
wouldn’t see some kind of panel, whatever, that would indicate ‘here
is an office of Princeton University’ and, so forth, for communityrelated activity, too. There is no meeting at all. Does it have to be like
this? Is that just history? Do people who do town things go into the
campus and vice-versa?
Susan: Basel is a very different place. All things are intermingled.
Jan: Right.
Robert: One of the things we are going to do as part of this plan is
what is called WAYFINDING so tt people coming on the campus
can find what they are looking for. And people coming into town can
find the university in the town. That is an area where there will be
lots of cooperation and overlap. So that you can find things there
more easily. One of the things…We now have quite a remarkable set
of relationships with our neighbors on Murray Place because we went
through a year and half discussion with about how that part of our
campus will develop. They have a website. We meet with them
quarterly. There is a lot of interaction there because we have
been able to identify who the neighbors are …and you can have a
conversation and try to respect what it is they care about. What
the university needs to do and so on. It has been harder in other
parts of town to figure out who those neighbors are to have that
conversation.
Susan: In terms of the Arts Neighborhood, I think that is one of the
really key issues. There are neighbors, but those changes impact the
whole community. That conversation has to involve everybody.
Robert: Correct. For most of the neighbors, if it takes traffic off of
Alexander, it helps them. It is the rest of the community that has to
figure out how this impacts them. How do you balance? What are the
benefits? You will end up with a much nicer area there. How you end
up without losing things everyone wants…
Frans: One the things we are afraid of is creep of businesses into
residential areas….down into Princeton Avenue and things like that. I
would just say, in terms of the university expanding, I don’t think
anyone would have a real problem of the university building next to
you. It’s great! You get a nice wealthy developer who builds nice
buildings and not a lot of traffic. What would concern me as the EQuad grows out, is businesses pushing into the residential. As far as a
university building, I don’t think it is seen as a bad neighbor in any
way or shape.
Susan: People have very, very different views on this. This
conversation is very different from the 2 earlier ones.
Jane: Say what the difference is. I am curious.
Susan: Well, in the first group, there were a lot more people much
more upset about the role of the university in the community.

Patrick Bernuth: I got here late, so I haven’t heard everything. My
property taxes is the issue. I am just wondering whether that has been
put out on the table…What is the university’s contribution to the
community in taxes, or, in lieu of taxes, or in some way that helps the
community. How is it calculated? What is it all about?
Robert: I’ll tell what it is. In the Boro and the Township, the
university pays about $4.5 million/year in each.
Patrick: What would it be if the university was General Electric?
Robert: The town wouldn’t be Princeton.
Patrick: Understood.
Robert: I don’t know the answer to that question. It is what it is. And
included in that is keeping on the tax rolls all of our non-dormitory
housing. Then in the Boro, we also make a million dollar contribution
each year which is unrestricted. On top of that, we have made a
number of special contributions, so…$500,000 to this building
…$500,000 to the school construction. You know, money to the
plaza…money to the Arts Council and so forth. That is the range of
financial contribution that is being made…that $1 million is 10x what
it what 10 years ago.
Patrick: My property taxes are twice what they were in 2004. I
pay property tax on 100% of what I own and you guys don’t. I am
just wondering whether your contribution to the Boro isn’t a
factor in the difficulties small businesses have, in the difficulties
many people have finding housing here and so on. I am wondering
whether that contribution, for which I am sure we are grateful, has
ever been looked at in the context of other university towns.
Robert: Yes. It stands up…very well.
Patrick: Is that a study we all have?
Robert: We talked about this before. There was one done several
years ago. It may be time to do another.
Patrick: Does that study take into account the net worth of the
university? In other words from a citizen’s point of view, if I was
living in the town with DePaul University, I would not expect the
university to be able to contribute to my town too much. But we
happen to be living in a town which is home to the richest
university per student in the country…That is what I am
wondering about.
Robert: The thing I need to say at that point is that all of those
dollars came to us to pay for something that donors have
restricted use. So we don’t get those dollars for general purpose use.
We get them to support a professorship.
Patrick: You get my $150 every year for general purpose..
Robert: It is a very tiny amount.
Patrick: Yes
Robert: The endowment part, almost all of it is tied to some specific
purpose. I think one of the problems we have, and we have it on
campus as well: people think we have all of this money we can do
whatever we want with. And we can’t. Most of it has to be spent for
the purpose we have received it. Now that doesn’t cover all of the
dollars we have which is why we can make the contributions we
have. But it isn’t quite right to look at the endowment and say “OK
there is that money, let’s take advantage of it!”
Patrick: Yes, that makes some sense. But if you look at it from
50,000 feet, it just isn’t fair.
Mark: that is where the long view comes in.
Patrick: Has the university and the town had ongoing and serious
discussions about this?
Robert: Yuh. We are in a very high profile lawsuit right now with
donors who are saying you didn’t spend the money the way we
wanted you to spend it. So, we are very sensitive as to what kind of
flexibility we have. You know we have a signed agreement with the
Boro which covers three years. It will go up this year by a significant
amount. That is a renewable agreement. We will discuss it again next
year.
Patrick: And that contribution goes into a discretionary fund?
Robert: Entirely.
Jane: I have to make a comment on the university’s side. I don’t
think a university with a large endowment has to make a larger
contribution to the community than one that has a smaller
endowment. I just don’t think that is an issue.

Robert: From 50,000 feet, I know it looks different.
Jane: The reason property taxes are high here and people want to live
here is mainly because of the university. I know I wanted to live in an
academic community. I think what is missing is communication. I
don’t think in the community know all of the things the university is
doing. We have to be more forthcoming. Maybe the university for its
good purposes doesn’t want to do that.
Robert: We’ll take any opportunity you give us.
Françoise: There is this paper, speaking of communications, the
Princeton Packet, that a lot of people who go downtown read. That is
basically where you hear the rumor. Confirmation of the rumor. They
have that page with letters. Why couldn’t there be a column dedicated
to issues of the relationship between the Town and the University?
Ongoing, so that people in the community can know about…
__: A dialogue column.
Françoise: Something that would put the presence of the university
right in the paper.
Susan: That is a really good idea. In the Town Topics, too. It would
be interesting to see what form it takes and use people make of it.
Françoise: Once you have it, then people write letters venting their
frustration which is very real. At the same time they don’t really
know whether they are heard.
Susan: They would get a response.
Robert: An interesting thing to think about.
Patrick: Is this the Daily Princetonian?
Frans: The Topics and the Packet.
Kevin to all: Thank you. You are a very hardy group. [End tape]

Susan: You weren’t here earlier. We asked What is your individual
relationship with the university? And then we asked everyone to
speculate about what the town has to offer the university. Sort of as 2
sides of a seesaw. And the 3rd was: What are the most important
problems we face? Together.
Patrick: The first question. I am fairly closely connected to the
university. I sit on one of the board of the university and used to be
the head of that board. Secondly, I went here. It is a matter of great
surprise that I am living here because they were the unhappiest 4 and
half years of my life. However, the university has changed a great
deal. I think it is a marvelous place. The community offers land to the
university from an empirical point of view. I remember when I was
here, a group of us would into town quite regularly because there was
a place you could get a beer for dime. Top of mind, I really don’t
there is much the town can offer the university in its current
configuration. I may be all wrong. I have been here for 2 years. I
really don’t know the town that well. If you want to ask me about the
most important issue, it is taxes. My wife and I still work. We bought
our first house here in 2001. We moved here in 2004. For exactly the
reasons you moved here. For the university and all it meant to the
town. And the opportunities, which are amazing. The Athens of New
Jersey, if you will. But I am not sure we are going to be able to keep
our house. And I am sure that at the age of 67 I am not going to be
able to retire. The answer to that is really property taxes. That may be
a price people are willing to pay. And, if so, that is fine.

Notes from the Town-Gown Table
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Grassle; Dawn Day; Frans Coetzee; Mark Sensits; Patrick Bernuth
Susan Hockaday: I am getting a little bit bossier as the day goes on.
We’re going to go around the table and answer 3 questions. The town
and its relationship to the university. Who you are and where you
live. What is your relationship to Princeton University?
Gail Ullman: I came here as the wife of a graduate student and am
now the wife of a retired professor. I am very involved with the
university. I use it to walk on. To attend things, lectures.
Robert Durkee: I have lived in this community for 42 years. First in
the Boro, but for most of my life in the Township. I work in the Boro.
I work in Nassau Hall. I am Vice President and Secretary of the
University and in that role, amongst other things, I have
responsibility for the Town-Gown relationship. I am particularly
delighted to be a part of this discussion.
Jan Shadrack: I live in the Township. I moved here a year and a half
ago from Basel, Switzerland. My relationship with the university is
that sometimes I take some nice walks. I also listen to some lectures
video-streamed over the internet which is a great feature.
Jane Faggen: I have been here 30 years. I am a member of the
Historic Preservation Committee. I audit classes. I adore the classes
that I have audited. A wonderful, invigorating experience for me. I
enjoy the Art Museum. I enjoy everything the university offers. It has
been outstanding.
Françoise Picaronny: As far as the university is concerned. I attend
concerts. As a French person, I am in touch with the Center for
French Studies. I am taking theater classes. They have a cinema
program in the spring that I attend regularly. I am grateful for the
cinema downtown, which I think is very nice.
Raoul Momo: I often wonder at the history of the University and the
history of the country. Next year we will celebrate 225 years ago that
the US Congress was here for 3 months. I always wonder, if the
university weren’t here, what would Princeton be like? Would it be
like the other towns in New Jersey? We are definitely fortunate. The
university is an incredible resource. Every week, I learn something
new about the university resources and the wonderful things that they
offer. It can be one of the most terrific university towns in the
country. I am certainly happy to be here.

Judy Grassle: I have lived in the Boro for 20 years. I would say we
chose to live here because of the cultural resources of the university.
Rosemary Parish: I live on Mountain Avenue in the Township. I
have lived here for 15 years. I share in all of the enthusiasm for the
university. But I have concerns as a resident in terms of the TownGown issue, as well. I have experienced other university towns and I
don’t find it as acceptable [inaudible]. I am very concerned about the
arts center as it is being proposed and, also, issues of traffic and
transportation which I think we could work on in a more cooperative
way.
Robert Durkee: Could you say which other university towns…
Rosemary: I lived in Cambridge, in New Haven-briefly- and I lived
around Columbia. The dividing line is much clearer here. There is
less, and there could be more…I won’t say anymore.
Robert: Just curious…
Frans Coetzee: I live in the Boro. We have lived here 12 years;. My
wife is a professor of engineering. Basically the reason we’re here is
the university. We wouldn’t want to live anywhere else. We go to
lectures. We use the libraries. Go to plays. Just phenomenal. I find
the university very open. I work in Manhattan. In terms of gates,
locks, this university is quite unique in letting people use resources. I
have been to Columbia, Ann Arbor, Carnegie Mellon. The audit
program is phenomenal. You just don’t find that anywhere else.
Dawn Day: I live in the Township. I take advantage of the university
in some of the ways people describe. I am here as an advocate on the
issue of global warming. I would really like the university to be
doing model buildings and putting solar panels on parking lots….all
sorts of things that could be helpful…and leading in the town. Maybe
we have to do vice-versa. The issue is not central enough in the
planning.
Mark Sensits: I live in the Boro. I would say that ..I have moved
around quite a bit in my life. I lived in Evanston near Northwestern. I
went to school at Cornell. I have lived in Ithaca. I can share the
perspective of the influence of the university on the town. I definitely
appreciate the cosmopolitan sophistication this little town has
compared to other towns of 30,000 people. I also share Rosemary’s

opinion that there is too much of a dividing line. There is not enough
spill-over. Ithaca has a very vibrant music scene. Young people tend
both to play music and like music. Around here, you can find the
occasional evening of Celtic…you know..But there is just not
enough. I’d like to see more integration. More involvement on both
sides.
Susan Hockaday: I have lived here my whole adult life. My husband
came as an instructor. We raised our family here. I have been
involved in working in research, in part of the administration, being a
student, being the mother of a student, and also Co-Master of one of
the colleges where we ate dinner for 7 years with undergraduates.
And for 30 years have lived essentially on the campus. I am very
clear in my mind about what the world is like looking from inside the
campus out towards the town. I am very much interested in the
relationship between the two entities. What you all have mentioned
are clearly the resources and opportunities the university offers to
people who live in the town. And, I think it is very easy as a resident
of the town to think of the university as a cross between a village and
a corporation and a not-for-profit organization that has all sorts of
things that we use…that we take…that we need…that we enjoy…and
sometimes that we are quite critical of. I thought it would be
interesting to go to a second question, which is: Thinking about this
from the reverse angle, what does the town have to offer that is really
important to the university? How can the town be made to work
better as a college town for the university? Often, we think of it as a
very powerful university in a not-so-powerful town with an
imbalance of resources. So let’s just talk for a minute about what you
think the town really has to offer Princeton University. Let’s answer
that question and see where it takes us.
Mark: Certainly, the university requires substantial employment.
And that at all different wage levels which means access to a labor
force that can subsist on various levels of-- it can provide. We’d like
to see the university see that it is in its best interest to support a
community where the people that work at the university can also
afford to live there. So it is not so much of a commuting population
as it is a buying- locally population.
Susan: That’s a good point.
Frans: Princeton has a downtown. It is nicely set-up. That helps
attract faculty. My wife received offers from various places and she
chose Princeton. The fact that you have Princeton, just like a village
is very attractive. If the town manages to keep green, good property
values…and doesn’t do anything crazy in terms of development, it
can do well. On the cultural side, I don’t think the town offers much
to the university. It is very much reversed. I have heard this from
both sides. It is not clear whether it is the students not interacting
with the town, or whether the town is too expensive. If the eating
clubs were shut down, would there be more students coming across to
eat in the town? Would it become more of a college town, or would
they simply have no place to go? There is no place in the town. There
are no bars.
Mark: The line at Hoagie Haven would get really long.
Rosemary: I puzzling over the answer to this question. I would agree
that the town provides a labor force to the university. The town also
provides to the university education, housing and all kinds of other,
daily-life support and issue-management for the faculty of the
university. So that I am not sure what more we cold do. We have a
public school system which we support ostensibly with our taxes,
those of us who are not affiliated with the university, which enables
faculty children to have a wonderful education. I guess I am
struggling. I should probably pass. But I agree with Mark.
Judy: I have to pass to. I am not used to thinking in this way.
Raoul: In the corporate role of the university, I remember, I lived in
Denver for a year. Some restaurants out there. I remember hearing
from some of the customers from the Microsoft Corporation had a
difficult time attracting quality management because there was no
cultural life. It was the community that attracted them to them. So, I
think that is something we offer to the university. Ultimately, the
university, not only the students, but the faculty, they have to go on
the campus. We are definitely, totally connected. When the
university opened the food court, it impacted all of us, all of the

small businesses. The market is only so big. There has to be a good
cooperation. It is definitely what the university wants…to keep it as a
great town. We can always work on that.
Françoise: I came in 1999. The town has changed dramatically
already, in terms of businesses operating downtown. One of the
things I noticed, there were stores that were actually useful to
people on campus, a dry cleaner, a hardware store. Stuff that is
right there. Cheaper stores that tended to appeal to students.
Clothing stores that are cheap so that . They all closed. Therefore it
seems as if the town is actually moving away from the collegetown type of town towards more of a yuppee-type…appealing
more to the people who work in the big corporations.
--: Young I-bankers commuting to New York.
Françoise: It is funny you asked that. I mean what if the university
wasn’t there. Culturally, it would have to fill in a big hole. But I think
the downtown itself would still probably work in terms of businesses.
People that are coming in are not the main sustainers of the local
businesses. I have a feeling that the students stay on campus because
basically they can’t afford the shops in town. The town doesn’t cater
to them. Maybe there is move in that direction that can be made. I
have another point to make. I used to live in another university town
in Pennsylvania where the university was the main employer and
basically provided most of the culture. They had the same type of
problems because they were tax-exempt. There was a real interest on
the part of that university to cater to their students…to provide them
with food, cafes, services on campus that they used to get outside. It
meant that the interaction was less. I wonder whether that is
happening here.
Jane Faggen: A couple of things. I believe the community is
providing police service, fire department service, a public library, that
the students can use in contrast to the university. They are not making
their libraries avalible to the town. In addition you have the situation
that just came up with the Cottage Club. The university has no
responsibility apparently…but that is a very serious issue. It would be
best if the university and the boro could deal with this issue. It goes
both ways. I have lived here 30 years, I don’t ever recall that the
Cottage Club announcing that there were 12 days where the public
could go. It is not a reasonable position. I would hope the university
could use its good sense in helping this issue getting resolved. In
terms of what the community offers tot he university: the usual
services. Including the public schools for the children of faculty,
graduate students. I know the university makes efforts to meet its
responsibilities. I remember Joe O’Neill wrote a white paper
regarding the contributions of the university to the community in
comparison with several other universities. Harvard, Yale..others. He
raised the issue. There needs to be more transparency about what the
university is providing and about what it is the community is asking
for. Many people in the community don’t have a clue, so there is a lot
of criticism. At one of the tables today, parking, it was mentioned
that the garages are open to anybody. And everyone said: ‘I never
knew that!’ That information is not readily available. We need more
transparency.
Jan Shadrack: My perception is that there is very little integration
between the university and the community. Coming from university
towns in Europe, and my wife is from Ann Arbor, I would think that
what you and Mark have said, for student life, to use the creative
energy that the university has, you feel very little in the community. I
don’t know whether it is meant to be like this..or, is it specific to
Princeton culture: students don’t mingle with the community. It is
very surprising. It’s about 5000 students in a community of
40,000 people. If they were there or not, you wouldn’t notice the
difference.
Frans: When classes ended 2 weeks ago, you didn’t notice much
change in the town. I Ann Arbor, the town would be dead.
Jan: It is a real pity, I think. I don’t know if it is meant to be like that,
whether it is affordability issues. I think we are missing a lot in the
community...in this park, right out here! And the second thing,
another part of integration. In this area of the think tank, the
integration between the university and the big corporations. I work at
Bristol Myers Squibb, but you have Merrill Lynch, Dow Jones and so

on….to have joint programs for fellowships and exchange, because
of what I call an area of highly-condensed intelliegence. I think we
could create more synergies.
--: I think there are many, but I just don’t think people know the
extent to which all that goes on.
Jan: It would be good to put on the website…all of this kind of
information.
Robert Durkee: I’d like to say 3 things. First, I am really struck by
the conversations today: a lot of talk about people taking advantage
of the university’s intellectual and cultural resources. I think that is
terrific. There is this whole other set of people who come over for
athletic events, for children’s activities. None of that has come up yet
today. I don’t know whether that is because those people aren’t at
this.
Susan: They are all out with their kids!
Robert: 2000 people came to the Harry Potter event in Dillon Gym.
Most of them live in the Boro. Second on this question of what the
community gives to the university: This is a very attractive town in
which to live. When you are recruiting faculty and staff, a lot of it is
about who their colleagues are going to be, but a lot of it is ‘where
are they going to live?’…’what is the town like?’…the fact that this
is a diverse town is a great attraction. We have more than 500 rental
units [I don’t remember the number] we provide ourselves for faculty
and staff. But we also have lots of other people living in town. It
supports a range of income groups and so on. The schools are a great
attraction to our faculty and staff which is why we keep all of those
rental units on the tax rolls, so they are paying property taxes to help
support the schools. We support the schools in other ways. We
support the library. Theses are all great attractions to the community.
The one other place where students do come into the community and
benefit from the community that it is, is through community service.
Everything you are saying, that there isn’t much retail- The Record
Exchange, Hoagie Haven, Panera- Teresa’s- there are a few places,
students do come across for that. For the most part, when they are
coming to town they are not coming to do that, they are coming to be
a part of some community service activity. There are literally
hundreds of our students doing that every year. That this is a
community that supports that is very attractive to us. One other thing
I would say is that one of the other retail establishments that was very
attractive to our faculty and students was Micawber. It’s a little bit
like getting into the Garden Theater so you can sustain that. When we
realized that Micawber was about to leave and sell its building, it
was absolutely clear that that was not going to be filled by an
independent book store unless we helped. And, so, we did. The outfit
coming in is like Micawber. The people who own it are going to
come and live in town. This is going to be their main location. It was
an intervention on our part. To try and make sure the community
provided an attractive resource for us. The final thing I would say is
on this question of Joe O’Neill’s study and the balance of other
institutions. I think it probably is time to go back and take another
look at both how we compare with other places in terms of what we
do and what the balance is between services we receive and
contributions we make. We do make a large contribution on top of
our taxes of a million dollars a year. What is really interesting to me
is the Boro, I think, just went through a bond review, and the bond
reviewers identified 5 college towns that they thought were most
comparable to Princeton. And you can be sure that Harvard and Yale
are not on that list. The size difference between the college and the
town I think even Joe would have said “That is the wrong
comparison”. You can look at what Harvard does in Cambridge but
those are very different environments than ours. But I think it is
worth taking another look at what that set of relationships look like
compared to…
--: Ann Arbor?
Robert: I don’t have that list with me…I don’t remember…I have it
back in …It is interesting. The bond people just decided where are
the most comparable places.
Frans: Could I make just one comment? A lot of Town Topics go
one way or the other. But it always comes back to blaming the
university. If you just communicated clearly what taxes you pay. For

example, you mentioned a million dollars. But I read somewhere else
that the total amount is closer to $14,000,000 coming from the
university on all taxable and tax-exempt property.
Robert: In each community, we pay about 4.5 million in taxes and
we also give a $1,000,000 to the Boro.
Frans: So it is a huge amount. If the university could just
communicate that more clearly, it would clear up a lot of internal
frictions in the town. People won’t always be able to blame the
university.
Judy: I think the thing that I would like to add is an echo to Mark’s
comment about how the diversity in the town…It IS a contribution.
I’m glad Bob mentioned it. If it wasn’t mentioned, it should be
mentioned. I think we can never do anything except to struggle to
maintain that. It is so easy for Princeton to become a little Potemkin
Village- or whatever the phrase would be- where we have our yuppee
stores, and the real people live outside the community. I really think
that there has to be an effort to both have to both have middle
class and working class housing in Princeton. If you surveyed the
people in this room: How many could afford to buy in now?
Susan: It is a real problem. Last question: We’d be interested in your
thoughts on..if you had to say what is the most important issue that
both the town and the university face together? Needing resources
together to cooperate on solving…or, working on. What would do
you see as the most important problem or issues, thinking of these
areas as two parts of the same community.?
---: There is no question: it is global warming. It is not on the radar
for some reason in this town in any prominent way. The university
could provide leadership. They must have 7 zillion experts that could
be helping more carbon-reduced building construction.
Raoul: On that note and it is tied to global warming, and I heard it all
day today: It is transportation. It is just ridiculous that we have this
gorgeous geography—the actual lay of the land. It should be
preserved. To me a detailed study. I mean this fight between the Boro
and the university over how many feet the train station can be moved.
To me it is ridiculous. The issue should be: let’s get together. It is the
bigger picture of transportation. How do we get to where we gotta
go?
Susan: Where?
Raoul: That is exactly my point! Transportation is huge. Huge.
Literally, how do people get around? It means when people come to
town…when they leave town…We heard a lot today about how
residents always have to go out to get things. It is all interconnected.
It is the bigger picture. The university and the town should get
together and say “Look! We are going to study this very
carefully!”
Susan: Yes. We are stuck together.
Raoul: Do it right. But don’t fight over a few hundred feet. To me
that is silly.
Robert Durkee: Could I say one thing about sustainability? The plan
that we have been developing over the last two years is built around 5
principles. There only 5 and one of them is sustainability. I think that
is an area where we will find a high degree of agreement on priority.
And most of what we are doing is actually quite interesting in terms
of applying some of the learning principles. We also probably have
some of the world’s greatest people working on environmental issues.
We do rely on them. I would support working with them and with the
people in the town whole-heartedly.
Raoul: We at Princeton Future, there is the overlay project, right?
We talk about linking. It is massive. We don’t have the money to
study it though.
Susan: There is so much of everything and it is massive.
Raoul: Transportation overlays between buses, cars, trains, roads. No
one talks to each other. All of those institutions.
Jan: The common challenge is to preserve what there is… New York
City and New Jersey will continue to grow and triple in size and
population. The infrastructure in general is just not able to cope
with all of the challenges. The only way is to really sit down and
take a practiced and sensitive…
Mark: I would answer the question in terms of relationship and
process for WORKING TOGETHER…rather than a specific agenda

issue. Frankly, I didn’t know you existed and that you work out of
Boro Hall.
Susan: He is actually in the basement. [Laughter]
Robert: In Nassau Hall!
Mark: I don’t know all that is going on, but it seems as if there are
two entities who need a really long view of this...a 50 year plan…100
year plan. Princeton as a town and Princeton University as an
organization. There is clearly a lot of aligned goals that we have, so
WHAT IS THE RIGHT PROCESS for getting together and having
the discussion so that we are striving for the same things? I think
there is a perception right now that Princeton University is very selfserving. Princeton University is very self-serving. I get frustrated at
that because I think people are acting out of ignorance rather out of
information. I’d like to see this process be clarified and made more
public and further developed.
Jane: Just as an example of something the university has done that
not too many people know about has to do with student loans and
debt. The university was the first national university that did not want
their students to graduate with debt. So if you need financial support,
I think the arrangement is, you will be covered and you can attend
Princeton. I think that is the greatest gift to education that can exist.
Robert: Also, at most of the Ivy League Schools, about 40% of the
student body is on financial aid. At Princeton, 55% is on financial
aid. It is a huge difference. It is a defining characteristic of
Princeton University. You know, one of the things, I don’t know how
many of you came to the Open House we did last fall. 900 people
came. So it isn’t that it was not well-attended. It was an attempt on
our part to do more of what you are describing. An attempt to say
“We are working on this. Come spend an afternoon with us to talk
about it”. Some of them were from the campus, but a lot of them
were from the town.
Susan: Who else has thoughts on this..ways to solve things
together…things to solve?
Frans: My only other issue is simply the cost of living because it is
not cheap for the university to attract faculty. I know my wife has
done a couple of high-level searches. When houses cost that much…I
know the university has been forced to go into a mortgage
program..so their costs rise as well. I think that is probably not an
issue between Town & Gown…but a issue of taxes in general. But
that is the other issue that changes the character of Princeton.
Robert: In an odd way it is an issue that relates to the effectiveness
of the community. Because our faculty are typically competing for
houses earning a lot more. They want to live in Princeton because it
is an attractive place to live.
Frans: On the other hand, having just gone through this recently, the
realtor said there a lot of people from the university and because of
the mortgage program, this pushes the price up for everyone else. So
you are sort of in this race to the top.
Susan: What are some other issues…?
Gail: Some of the people are very concerned about the character of
the retail establishments and the degree to which it appropriate. I
think the restaurants are a huge pull for those of us who live here and
for those from outside. Students don’t use the stores, I hear over and
over. And the stores, I don’t..
Susan: Speaking of stores, we had a group of students over, just
before they went home for the summer. And I asked them all these
questions. I asked them: “So, you are students. How do you use the
town? What does the town mean to you? What have you done in the
town?” And they looked at me said immediately “That town is so
lucky to have Princeton University here”- first reaction. Second
reaction: “Our main interaction with the town is through the student
volunteer program”. They are very engaged in that. About retail they
said “We virtually never go across Nassau St. We do go to Hoagie
Haven. We could use more bars and restaurants that are cheap for
students.” And then they said “On Friday afternoon, the girls love to
go to Palmer Square… to buy things”.
Jane [?]: I’d just like to add a few personal anecdotes. I attended the
Univ of Michigan as an undergraduate. I was at Cornell as a graduate
student, in Ithaca. I never knew the town at all. I knew the library. I
knew where my dorm was. I knew where the lab was. I did my

studying. I knew nothing about Ann Arbor until my daughter was a
student there and I went to visit. And I knew nothing about Ithaca
until, when I was working for ETS, I went there. Maybe things
haven’t changed. Thing that have changed are the flip-flops and
cellphones. As you walk across the campus, EVERY STUDENT IS
ON THE CELLPHONE.
Mark: Was there any sense of frustration? Did the students wish the
town had more of this or that?
Susan: I would say very little. What was clear is that if you are a
student, your life is really used up on campus. Entirely.
Robert: For a week this fall, there retailers are going to offer special
discounts with a student ID. The idea is to start the year getting
students to cross the street, seeing what the restaurants are like,
seeing what the other retail establishments are like. With the hope
that at least they will see what is there.
Susan: Following up on that. Do you think it would be better for
Town-Gown relationships, if more parts of the university were
located in more parts of the town?
--: Yes.. a great idea
Susan: If there was faculty-student housing down on the hospital
land? Perforated…
Françoise: The idea of getting off campus. You know that is what I
was saying about the university catering to its students by offering
more places to eat on campus, more entertainment on campus. If the
students can stay on campus and be close to everything, why would
they want to go off? They are busy. They are stretched out.
Susan: I think it was the philosophy of the university a long time ago
that it was a self-contained entity. The university and the faculty were
supposed to be very close to campus. A philosophy of closeness that
has definitely broken down over the years.
Robert: What the students tell us, though, is that every once and a
while you just want to get out of your living space and go someplace
else. And they don’t find places to go. So what do they do? They go
to NYC. Which is easy to do. Get on the Dinky. Or, they do make
their own entertainment because they are not seeing things to do in
town. For example. Not that I want to advocate for the jazz club. But
that had that been agreed to, you would have had a place, where I
guarantee you, students would want to go…just to get off campus.
Françoise: I think from living in Princeton, Princeton attracts a lot of
younger people with young children. So these people really find
things to do because I think there are things organized for people with
young children in Princeton. This is not what you want when you are
in University! How can the town cater to both?
Susan: That is a really good question.
Françoise: A college town means partying & drinking. Noise.
Raoul: That is why I laughed about bars. I don’t suggest that…not to
mention that Mediterra was a defunct business because it catered to
students and couldn’t pay the rent. So that is the issue with having
small businesses and merchants in town. Bottom line is we have
economics in play. You need merchants. We need creative ways to
attract those merchants and there are ways with cooperation of the
Boro. I thought of an idea today, on the Spring St lot…during the
weekends turn it into a farmers market!
Susan: That is such a good idea.
Raoul: That is my point. The developer is struggling. I am not sure
that that is the right project for that space. That is one idea. Then
during the week, it remains parking. It is critical to a lot of the
merchants on Nassau St. When that lot leaves it is going to affect
another round of small merchants. A creative idea…Thursday,
Friday, Saturday. No parking, it would be a farmer’s market. You
would get students coming to that because those kinds of markets are
incredibly dynamic. They bring farmers, residents together etc etc.
That’s what we need. We need those creative ideas in town to attract
the small business. Otherwise it will be nothing but banks, brokerage
houses, and chain stores.
---: Rents are so high!
Raoul: That is why they are the only ones that can afford the rent.
Most small businesses can’t compete. But if you tell farmers, “You
know what? You are going to have a little slot on Spring St..maybe it
can be somewhere else. Thurs-Fri-Sat, they will pay a small fee.

Look at West Windsor and some of the surrounding suburbs. My
brother and I started with a little tomato market here. Now it is a huge
thing.
Susan: That would be something we could do at the Dinky Station.
That little piece of space that stands there, especially the gravelly
part.
Raoul: The residents want it here. They don’t want to have to go all
the way down to the Dinky.
Frans: If you can generate foot traffic, then stores can lower their
prices!
Susan: I want to ask another general question. Going back to the
university’s development with its campus. How do you feel about
the points in the campus that intersect with the town? There are
several of them where development is going on. One is the whole
Arts cultural complex. Another is the E-Quad. And another is the
proposed parking over by FitzRandolph Road and Western Way. A
lot of the reaction between the residents and the university is the
perceived sense of space. Do we have space or are we running out of
space? Who gets to control the space? How much can you do on your
space before it starts to interfere with what I can do on my space. One
of the things I have sensed in this town is the sense of disappearing
space. I think it has had an impact on how each of us perceives our
neighbors. Do see this as a problem we have with the university? Or,
something that doesn’t have much impact on your lives?
Jan: One question. I was surprised that as you walk in town you
wouldn’t see some kind of panel, whatever, that would indicate ‘here
is an office of Princeton University’ and, so forth, for communityrelated activity, too. There is no meeting at all. Does it have to be like
this? Is that just history? Do people who do town things go into the
campus and vice-versa?
Susan: Basel is a very different place. All things are intermingled.
Jan: Right.
Robert: One of the things we are going to do as part of this plan is
what is called WAYFINDING so tt people coming on the campus
can find what they are looking for. And people coming into town can
find the university in the town. That is an area where there will be
lots of cooperation and overlap. So that you can find things there
more easily. One of the things…We now have quite a remarkable set
of relationships with our neighbors on Murray Place because we went
through a year and half discussion with about how that part of our
campus will develop. They have a website. We meet with them
quarterly. There is a lot of interaction there because we have
been able to identify who the neighbors are …and you can have a
conversation and try to respect what it is they care about. What
the university needs to do and so on. It has been harder in other
parts of town to figure out who those neighbors are to have that
conversation.
Susan: In terms of the Arts Neighborhood, I think that is one of the
really key issues. There are neighbors, but those changes impact the
whole community. That conversation has to involve everybody.
Robert: Correct. For most of the neighbors, if it takes traffic off of
Alexander, it helps them. It is the rest of the community that has to
figure out how this impacts them. How do you balance? What are the
benefits? You will end up with a much nicer area there. How you end
up without losing things everyone wants…
Frans: One the things we are afraid of is creep of businesses into
residential areas….down into Princeton Avenue and things like that. I
would just say, in terms of the university expanding, I don’t think
anyone would have a real problem of the university building next to
you. It’s great! You get a nice wealthy developer who builds nice
buildings and not a lot of traffic. What would concern me as the EQuad grows out, is businesses pushing into the residential. As far as a
university building, I don’t think it is seen as a bad neighbor in any
way or shape.
Susan: People have very, very different views on this. This
conversation is very different from the 2 earlier ones.
Jane: Say what the difference is. I am curious.
Susan: Well, in the first group, there were a lot more people much
more upset about the role of the university in the community.

Patrick Bernuth: I got here late, so I haven’t heard everything. My
property taxes is the issue. I am just wondering whether that has been
put out on the table…What is the university’s contribution to the
community in taxes, or, in lieu of taxes, or in some way that helps the
community. How is it calculated? What is it all about?
Robert: I’ll tell what it is. In the Boro and the Township, the
university pays about $4.5 million/year in each.
Patrick: What would it be if the university was General Electric?
Robert: The town wouldn’t be Princeton.
Patrick: Understood.
Robert: I don’t know the answer to that question. It is what it is. And
included in that is keeping on the tax rolls all of our non-dormitory
housing. Then in the Boro, we also make a million dollar contribution
each year which is unrestricted. On top of that, we have made a
number of special contributions, so…$500,000 to this building
…$500,000 to the school construction. You know, money to the
plaza…money to the Arts Council and so forth. That is the range of
financial contribution that is being made…that $1 million is 10x what
it what 10 years ago.
Patrick: My property taxes are twice what they were in 2004. I
pay property tax on 100% of what I own and you guys don’t. I am
just wondering whether your contribution to the Boro isn’t a
factor in the difficulties small businesses have, in the difficulties
many people have finding housing here and so on. I am wondering
whether that contribution, for which I am sure we are grateful, has
ever been looked at in the context of other university towns.
Robert: Yes. It stands up…very well.
Patrick: Is that a study we all have?
Robert: We talked about this before. There was one done several
years ago. It may be time to do another.
Patrick: Does that study take into account the net worth of the
university? In other words from a citizen’s point of view, if I was
living in the town with DePaul University, I would not expect the
university to be able to contribute to my town too much. But we
happen to be living in a town which is home to the richest
university per student in the country…That is what I am
wondering about.
Robert: The thing I need to say at that point is that all of those
dollars came to us to pay for something that donors have
restricted use. So we don’t get those dollars for general purpose use.
We get them to support a professorship.
Patrick: You get my $150 every year for general purpose..
Robert: It is a very tiny amount.
Patrick: Yes
Robert: The endowment part, almost all of it is tied to some specific
purpose. I think one of the problems we have, and we have it on
campus as well: people think we have all of this money we can do
whatever we want with. And we can’t. Most of it has to be spent for
the purpose we have received it. Now that doesn’t cover all of the
dollars we have which is why we can make the contributions we
have. But it isn’t quite right to look at the endowment and say “OK
there is that money, let’s take advantage of it!”
Patrick: Yes, that makes some sense. But if you look at it from
50,000 feet, it just isn’t fair.
Mark: that is where the long view comes in.
Patrick: Has the university and the town had ongoing and serious
discussions about this?
Robert: Yuh. We are in a very high profile lawsuit right now with
donors who are saying you didn’t spend the money the way we
wanted you to spend it. So, we are very sensitive as to what kind of
flexibility we have. You know we have a signed agreement with the
Boro which covers three years. It will go up this year by a significant
amount. That is a renewable agreement. We will discuss it again next
year.
Patrick: And that contribution goes into a discretionary fund?
Robert: Entirely.
Jane: I have to make a comment on the university’s side. I don’t
think a university with a large endowment has to make a larger
contribution to the community than one that has a smaller
endowment. I just don’t think that is an issue.

Robert: From 50,000 feet, I know it looks different.
Jane: The reason property taxes are high here and people want to live
here is mainly because of the university. I know I wanted to live in an
academic community. I think what is missing is communication. I
don’t think in the community know all of the things the university is
doing. We have to be more forthcoming. Maybe the university for its
good purposes doesn’t want to do that.
Robert: We’ll take any opportunity you give us.
Françoise: There is this paper, speaking of communications, the
Princeton Packet, that a lot of people who go downtown read. That is
basically where you hear the rumor. Confirmation of the rumor. They
have that page with letters. Why couldn’t there be a column dedicated
to issues of the relationship between the Town and the University?
Ongoing, so that people in the community can know about…
__: A dialogue column.
Françoise: Something that would put the presence of the university
right in the paper.
Susan: That is a really good idea. In the Town Topics, too. It would
be interesting to see what form it takes and use people make of it.
Françoise: Once you have it, then people write letters venting their
frustration which is very real. At the same time they don’t really
know whether they are heard.
Susan: They would get a response.
Robert: An interesting thing to think about.
Patrick: Is this the Daily Princetonian?
Frans: The Topics and the Packet.
Susan: You weren’t here earlier. We asked What is your individual
relationship with the university? And then we asked everyone to

speculate about what the town has to offer the university. Sort of as 2
sides of a seesaw. And the 3rd was: What are the most important
problems we face? Together.
Patrick: The first question. I am fairly closely connected to the
university. I sit on one of the board of the university and used to be
the head of that board. Secondly, I went here. It is a matter of great
surprise that I am living here because they were the unhappiest 4 and
half years of my life. However, the university has changed a great
deal. I think it is a marvelous place. The community offers land to the
university from an empirical point of view. I remember when I was
here, a group of us would into town quite regularly because there was
a place you could get a beer for dime. Top of mind, I really don’t
there is much the town can offer the university in its current
configuration. I may be all wrong. I have been here for 2 years. I
really don’t know the town that well. If you want to ask me about
the most important issue, it is taxes. My wife and I still work. We
bought our first house here in 2001. We moved here in 2004. For
exactly the reasons you moved here. For the university and all it
meant to the town. And the opportunities, which are amazing. The
Athens of New Jersey, if you will. But I am not sure we are going
to be able to keep our house. And I am sure that at the age of 67 I
am not going to be able to retire. The answer to that is really property
taxes. That may be a price people are willing to pay. And, if so, that
is fine.
Kevin: Thank you. You are a very hardy group.
[End tape]

4. Notes from the Preservation & Development Table
Preservation and development. Can Princeton continue to preserve its historic small town charm with a
pedestrian-friendly downtown where we can go to meet, greet, eat, shop, stroll, pray and play? Or, is
further development inevitable? And, if so, how can it be channeled? Should Princeton's downtown grow
out or should it grow up? How far and how fast? And how can we retain downtown space for public use?
Can we find a middle way between Princeton as a quaint cultural curiosity and Princeton as suburban
sprawl? Should we be guided by some existing town model: Ann Arbor, Cambridge, Greenwich, Ithaca,
Palo Alto? Or, should we develop our own vision?
Session One
Present: Joanna Kendig, Moderator; Jane Faggen; Tara dela Garza; Dawn Day; Ronnie Lowenstein; Peter Madison; Tim Andrews; Frans
Coetzee; Shirley Satterfield.

Summary:
• Development will happen!
• Pro-Active Planning is Essential
• Minimize Adverse Impacts on Residential Neighborhoods
• Direction of Development: Up, Not Out
• Sane, Reasonable & Stable Zoning
• Avoid Development ‘Creep’
• The Merwick Site has the Potential to Relieve Pressure
• Consensus on Preservation: Preserve the “Small Town Scale”
and “the Landscape Character”
• Regret expressed about Loss of Small Businesses
• We Need a Good Tool for Development Regualtion
JK: I think if we go around the table, and everyone says something,
that will spur the next and the next…Please say who you are, where
you’re coming from and what is your downtown…I think everyone
sees downtown a little differently. And then we’ll talk about growth.
Is it inevitable? How should it grow? What are the pushes and pulls
on how it grows.
Jane Faggen: I have lived in Princeton for 30 years. I am a member
of the Historic Preservation Committee. I have been a lay member of
that committee for 9 years. The committee was set up in the 80’s.
Quite a few members need to be trained architects or people that are
actually involved in preservation. I live off of Harrison St. The notion
of downtown is a complicated one. I walk everywhere in town. [reads
from ad] These questions are so encompassing, it is hard to give a
simplistic answer. I am concerned about the Committee and the
recent events where a citizen from a section of town took issue with
neighbors who expressed interest in preservation. My concern is that
when there are differences of opinion, citizens could express them
without too much passion. Then the issues don’t get identified. We
need to do what we are doing to today. We need to listen to each
other and come up with solutions.
JK: Much of the downtown, which is called the Central Business
District by zoning, is also an historic district. Another neighborhood
district which is historic is Jugtown. So when we talk about

downtown, it is also an historic district. The two are married on the
books by law. How it gets implemented is another story.
Tara DelaGarza: I am from Australia. I have been here a year. I live
on Humbert St and I actually consider that I live in Downtown. As
with you, it is where I walk in the neighborhood is my downtown. I
am here because I am concerned about the Downtown Creep. An
architectural firm, called Hillier, wants to develop a 14-unit condo
development on Greenview. The main thing I am concerned about is
that it is going to completely change the fabric of our
neighborhood. It looks completely different from everything else in
the neighborhood. I am interested in setting up something like a
neighborhood conservation district. Not something that tells what
kind of siding to put on our house, but just something that stops us
from building 4-story monolithic building that looks completely out
of character.
JK: We can talk over coffee sometime about zoning allows and
doesn’t allow. And how the language guides us.
Joel LeVerne[sp?]: I am here because of zoning variances that allow
people to build geriatric ghettos in their backyard. If it happens to us,
one day it will happen to you.
JK: I am hearing preservation and residential vs other…
Dawn Day: I am here because of global warming. I think it has to be
central to planning. And I realize that then you need to be talking
about density of housing. And you need to be talking about
transportation. So I think the question that needs to be…because
global warming we can’t ignore…it will come to us. So I think the
question is What can we do about global warming and at the same
time preserve the things we care most about Princeton. We can’t be
in favor of no change. We have to look at what we can do to reduce
energy consumption.
JK: You said density. What other things do we need to talk about if
we reduce our use of energy?
Dawn Day: I live on Meadowbrook.I have lived in Princeton for 30
years. All of the energy conservation things that deal with …solar
panels as well as transportation issues, which are another. Density.
Conservation. I am not very familiar with what is going on in
Princeton but it seemed to me as I looked around that no one is
raising the issue.

Ronnie Lowenstein: I have lived for almost 20 years. I have been
involved with Princeton Future over the years. I am generally
interested. I am involved in a community music school. I would be on
your committee. I don’t think we can make any plans without climate
issues driving us. I am interested in keeping Princeton a walking
town. We need jitneys or opportunities to get around without our
individual cars.
Peter Madison: I live out at the end of Snowden Lane. It is still
somewhat rural in nature. And yet it is conveniently close to
downtown by car. I have lived here for 26 years. I was attracted to
Princeton because of the diversity, the cultural events. I have been on
the Princeton Regional Planning Board for 8 years now. We have
faced a number of issues that are not simply addressed. We are
obviously a center of growth and under the NJ state plan which was
passed a number of years ago, it encourages certain regional centers
to accommodate growth as opposed to the rural areas. But yet you
have situations where that growth impacts local neighborhoods. And
you have to try to be considerate of those neighborhoods. I was just
explaining to Tim, here, that one of the places that is particularly true
is the re-development of the hospital parcel. And there is now also
our discussion about Merwick. As a Planning Board member and as a
resident, I try to balance the good of the whole community of
Princeton vs the interest of an individual community or
neighborhood.
Tim Andrews: I live a couple of doors down from Peter on Snowden
Lane. The Downtown for me is where I come and park..or ride on my
bike, not enough. How do we..I have been here about 10 years.. I
looked at moving to Princeton when I started to work at Dow Jones. I
decided not to. Because there wasn’t enough of a development of a
downtown for me to feel comfortable that I could live in Princeton.
For those who haven’t been here a long time, a lot has occurred since
I moved here. I remember when there were two restaurants. There are
a lot of good things that we shouldn’t lose sight of. The biggest
concern I have is how do we preserve some green space in whatever
the downtown definition is and how do we encourage the
development of the downtown because it will inevitably get bigger.
If, and that is good for us, to get bigger, how do we manage it? And
where does it go? I am very concerned about some of the ad hoc
things that seem to be creeping up in places, unconnected to a plan.
The downtown has been historically Witherspoon St, with the
restaurant thing, and then Rt 27/Nassau St keeps going a different
direction, how are we going to manage the marriage to Harrison St,
that whole development area. It is really a U-shaped area. How does
that develop over time and how do we manage that?
JK: You said Harrison?
Tim: Yes, Witherspoon sort of spills into Nassau and then there is
this U-shape going to Harrison.
JK: And there is the shopping center..
Tim: Yes.I connect that. To me that is the organically-developing
downtown. How do we encourage it in the right ways?
Frans Coetzee: I have lived in Princeton for 12 years..first in the
Township, now in the Boro. My main concern s downtown creep. I
am on Princeton Avenue. My downtown is where the 2 gas stations
are. We are sort of concerned about all of Princeton moving out that
way. The problem I have is I’d like to see the Creep stopped. The
other problem I have is zoning. Zoning has to be set. Right now it is
residential zoning. But one or two houses gets zoned into business,
and you get a restaurant, And our property value will go down. It is
true of all of the properties which are very desirable which are close
to the Boro. You have high property taxes but if the zoning gets
changed slightly you get the fish company and the Blue Point Grill on
garbage day and you see what it has done to the properties around
there. They do a good job of managing their garbage. But, then they
take the garbage out of carefully-sealed containers and pour it into a
standard garbage truck and then they have got fish oil just pouring off
of the sides of the truck. Then they drive up the street. A couple of
times I was behind it. It was just stunning. So my main concern is I
don’t want to see creep. I don’t understand why Princeton’s
Downtown has to grow to such an extent that you can’t get around. I
want very stable zoning because that is what property values depend

on. Just one comment. I have lived up on the Ridge where the
retirement communities are. There were a lot of ugly discussions
going on. As a homeowner, when you see one of these developers
come in, they know that all they have to say is the magical words
“affordable housing”..”high density”. You know, seniors are being
priced out of Princeton. But you can’t fight, as a homeowner, you go
to Planning Board Meetings and you know you are going to take a
$300,000 hit on your house and you have nothing you can fight with.
So, no creep..and I want my zoning to mean something.
_: I am a brash newcomer. I have only been here 10 years. I am a
firm believer that the only way you can affect change is legally. I am
right with you. Before we get caught up on micro things, such as left
turn signals on such and such a street and all that, micromanaging,
that comes later. I think that anyone who wants to see Princeton not
get too much bigger than it is already because it is impossible to
negotiate the town as it is. I think what I would pay for is a better
understanding of how the governments of the Boro and the Township
are structured. I haven’t a clue who is appointed, who is elected.
JK: Everything is on the website.
_: OK. As someone who is concerned about preservation, I am a firm
supporter of the D&R Greenway and Princeton Open Space. Before it
gets down to that level, I think we have to establish a transparent, and
open and working relationship with the Zoning Board, the Historic
Preservation Committee and to be able to work with those people
openly and honestly. There needs to be some power vested in the
people. In my book, you can’t fight City Hall, because they get what
they want.
JK: I disagree in that all of these meetings are open. If the citizens
attend, the people at the head table will take notice. Whether they can
totally agree with you is another story. There is a process that is quite
public and quite open. We do need to constantly watch and be
involved.
__: would you agree with me that if reform is needed it would also be
needed at the level of zoning and planning. I agree with you that
clear, sensibly-enforced zoning is important. You can’t enforce laws
that don’t exist.
JK: The laws exist. I have a big book.
__: does that mean they are written in stone?
JK: Not necessarily, and I think, we as a citizens have a role in
adjusting the zoning if it doesn’t suit the needs of the community.
__: The only way change will happen is if the laws change.
Frans: I work in Manhattan. Going to the Zoning Commission is
..well, it gets put up at 11 PM. The developer will be there. His
lawyers will be there. I might not make it. I do believe that zoning as
is can’t change without you being notified. Without your having your
say. Usually when there is a zoning change being considered,
developers have put a lot of effort into it.
JK: That is probably a longer discussion than we are entitled to.
Jane: An issue came up for the Historic Preservation Review
Committee. To explore the notion of creating a buffer district
between..the pink… and the gray..Jugtown. It is the kind of step that
doesn’t yet exist in NJ, but there has been a lot of interest in doing it.
JK: Who brought the issue to the table?
Jane: I don’t know. It may have been in a Master Plan ordinance.
Some of the things you are concerned about could at least be
reviewed. The buffer district wouldn’t have the strict guidelines that
cover an historic district. We were concerned when a wonderful
home was destroyed.
JK: We are trying to talk about our personal issues dealing with
downtown. Do you have an opinion?
__:Yes. I don’t want it to get big and out of hand…a lot of tall
buildings. It is just getting crowded now. It is always stacked up with
traffic. That is a concern.
Shirley Satterfield: I guess I’ve been here the longest! My family
has been here for 6 generations. I grew up in the WitherspoonJackson Community where the only time people came into the
community my part of the town was to go to or come to work at the
hospital. And now it is all prime property. My concern…I get
confused when you talk about downtown, because to us, coming up
Witherspoon St was Uptown. So we still call it Uptown. My concern

is the development along Witherspoon St. And, also, I am concerned
that an architect/developer who has come into our community and
has already put up a monolith. It is an ugly building. It has been in
progress for 3 years and it is still not finished. I was told that this
architect will come to Quarry St and take other buildings and do the
same thing. I remember when Nassau St used to own quite alot
___[inaudible]. And there would be no one anywhere. I am
concerned about overcrowding. I am concerned about what is going
to happen to the Witherspoon Jackson Community. And for those of
you who wonder why it is called Witherspoon-Jackson, Jackson St
used to be where Paul Robeson St is now. But they displaced the
houses and made Paul Robeson Place so that there could be a
thoroughfare from Wiggins St through to 206. So that is my concern:
about overcrowding and the architects coming in and destroying
our community.
__: Can I ask a question about the building I am referring to? You
didn’t say the name and I don’t know what it is.
Shirley: On the south side of Quarry about half way along. 3 years
ago I saw they were taking the siding off of the house and I stopped
and said: “Oh, are you re-modeling the house?” And he said “No. We
are building a 2 family house and the units have already been sold.”
One side is $900,000. And on my side it is $925,000. When you see
it, you will wonder why.
Peter M: It is very modern, I believe.
--: You see, this is the thing about zoning. The interest in Princeton.
Who does the zoning favor? To me the architects, the developers and
the business interests behind the developers are the ones that benefit
from the zoning. And they are the ones that created the big stink up in
Bunn Dr about putting in a huge community. This gentleman and my
concern about zoning, is that zoning is the law of the land. If zoning
bends to favor an architect or a developer, then there is something
wrong with that.
Shirley: I asked about that. When this same architect did the
Waxwood, The Waxwood used to be the School for Colored Children
and then it was the Nursing Home. He took the building and he met
with all of us. He said “We want the building to remain the way it is
so that it looks like the school you went to” which was fine, but when
he built the house across the street, none of us heard about it.
Tara: I think the issue there is,..I think it isn’t a zoning issue. I’m not
sure but I think he has built that within the guidelines of the zoning.
What I am saying is that there should be something in those laws that
says “YOU MUST PRESERVE THE CHARACTER OF YOUR
NEIGHBORHOOD”.
JK: I am a resident of John-Witherspoon. I live on John St. Zoning is
a double-edged sword. It may or may not reflect reality on the
ground. It sort allows for some changes and intensification of
building and uses. That house we are talking about was built as of
right. 3 stories are allowed. How you control how big things
get…and who uses them…land use… is one issue. How they look is
another issue. And the only tool that I know of to preserve the look is
the historic preservation law. Historic Presrvation laws are another
double-edged sword. If someone wants to develop their house or their
commercial building on Nassau St, is it a good thing they have to go
before another agency or not? You will here both sides on that.
__: Zoning is the key. It has to be sensible, rational and sane. It can’t
be stacked to favor one group.
JK: I don’t know that it does. But it has always been imperfect in my
opinion.
Peter Madison: I can tell you from another stand point, that the
planning board looked to limiting the growth of MacMansions and
tear-downs. We put a lot of analysis into it. We came up with
recommendations that had modest limitations on what you can do
with existing lots. We had a lot of adversity. People came out and
said “I am in favor of it, but not for my house!” And the people in the
Library Place area who are complaining that their 9000 SF house is
too small. Often you are trying to do something that is right, and yet
if you do, you get opposition.
--: They have to be told “Grow up!”

__: There are ways to get rational and fair zoning. You can’t base this
on voluntary compliance. People will get away with as much as they
possibly can.
Tim: We can’t lose sight of the fact that often zoning works. I live in
a neighborhood where farm land was being converted into park land.
With a lot of dynamic neighborhood activity, that turned out to be a
good solution. Some of the neighbors wanted to have a lot of
construction. Hovanian. 400 homes. In their head, it would have
allowed the tax base to grow, and taxes will go down. That did not
win. It turned into a great park with lots of rules…rules that came out
of a dynamic conversation that led to good things. No commercial
activity in the park. No lighting in the park. That community
activity has to occur. The community got involved. It was a
negotiation. That kind of active dynamic can also occur downtown to
manage whatever we want to do. The second thing, we have to
separate our own personal taste, if we own the property, from what is
reality. I may not like what something looks like, but, indeed, if I
owned that property and wanted to do something in my taste, I would
love it. Sometimes we tied up in our own opinion of what we do,
rather than the overall.
Tara: I think that is ok if you have a plot of land that is somewhere
else that isn’t in a town that looks the way Princeton does. Actually I
have a house next to me that looks pretty horrible. What I want to say
is that that house on Quarry St given the right context is a really
interesting building. But this is the wrong context. I think what we
have here is a really unique environment. I am not saying that it has
to be preserved exactly as it is right now. But it does have to be
sympathetic.
Tim: I agree.
JK; We heard about downtown: if it grows, do not grow out. So, if it
grows, how would you permit it to grow?
__: I personally think it will grow. The world is getting busier.
__: But, is bigger, better?
Jane: I don’t think we have talked about Princeton University and
their say about these things. What it is doing is terribly important.
They are buying up property hither and yon. Their idea is to have a
campus where you can walk. They are interested in maintaining that
kind of a situation. They have a lot to say about what goes on. They
abut the downtown.
__: They bought up the wonderful building that used to host the nice
bookstore.
Jane: They are slowly buying up various properties. They have
interests too. WE HAVE TO EXPLORE JOINT INTERESTS WITH
THEM.
Frans: Can I ask why does downtown have to grow? I mean how
many high end clothing stores for tourists are there? There used to be
a Woolworths. I am afraid it will turn into a high end shopping mall. I
don’t understand this feeling that it has to grow.
JK: I am making an assumption of the economics of earth.
Frans: Princeton is built out. There is not much parking downtown.
When I hear ‘the area is growing, and Princeton has to serve it’,
maybe I am reactionary. What I am saying, “Why do we have to
build a downtown because Plainsboro is growing?”
JK: The business of supporting 6 billion people on the planet will
have to happen somewhere. I am assuming there will be economic
pressures, because this is desirable place. People come here to shop,
to stroll..Pprobably the property owners will say “I can expand my
business if I build more..”
--: If we get any chic-er and cuter, who cares? I don’t wear a size
two! I go into Zoe’s and there a little social X-Rays
--: Many of the operators of the property are not the operators of the
businesses.
Shirley: It is an historic town. It is becoming like SOHO. Very
trendy town. All the good Mom&Pop stores we used to have in
Palmer Sq are no longer there.
__: What about a good butcher?
Shirley: And the last of the shoe fix-it shops on Tulane has gone.
–: No cobbler!
Shirley: No more 5 and 10

__: The character of the town used to be like a village. That character
is changing. It used to be very diverse. When you change the
character of the town, you have to look at what the changes are going
to be. If you increase the density in any area, you increase the number
of problems and the number of services and the cost of living goes
up. So if you take the downtown and build a lot of apartments, you
are increasing the density.
JK: What happens if there are more people living in apartments in the
downtown?
--: The cars are a problem
JK: But they will be walking to businesses will be in their
neighborhood.
__: I think that the assumption that low density in the downtown
leads to an unpleasant downtown is incorrect. Low density means
high-income people. You ask why we have a mall in downtown
Princeton instead of all of the Mom & Pop shops, it is because we
have only high-end people who can afford to live in town…who can
afford the big houses. You have to look at changing the economic
[mix] and supporting the middle class, a working class in
Princeton. You have to look at those issues if you want to get rid
of the cutesy mall. And we’re not. Every time someone says high
density housing, they scream.
Frans: I would like to clarify what I mean by growth. I mean
footprint. Like creep.
Tim: There is also a difference between high density rental and high
density ownership. And that is an important distinction. If this
becomes high-density rental, the nature and character of the town will
change. I lived in Manhattan and I have seen what tearing down old
brownstones and buildings does. High density rental produces a
proliferation of bars, and the ills that go with that culture.
JK: There is also high density condo development.
---: High density condo developments in Tribeca are significantly
different than the high density rental neighborhoods like the East
Village.

Tim: I think when you look at the density problem, you have to look
at what the ramifications are. I am for controlled density. That goes
back to zoning. That goes back to planning. The other side of this is
that the town needs rateables. I am not against rateables, because
rateables are revenue that provides services that the government gives
to us. They can’t increase services without increasing rateables. So
when you put up apartments, you have to have a balance.
JK: More people paying taxes. More people doing business…paying
taxes.
Jane: Well, we have another issue. That it’s the issue of the Cottage
Club. At the time, the Historic Preservation Committee did write a
letter opposing historic status for this situation. It is a touchy situation
that impacts what we’re talking about. It touches everything we’re
talking about: Rateables and tax base and development.
__: Has anyone ever done a study of tax-free land within the Boro?
JK: I am sure the tax office knows it.
__: Schools, the University, Westminister Choir College…This is a
very expensive place. I am just about ready to be priced out of my
house. If the taxes go up one inch more, I’ll have to move. This is
disgusting. It really is.
JK: Yes there is a lot of untaxed property in the town. When the
university buys a taxable property, it agrees to pay tax on it
voluntarily. Is there a prevailing theme here? Any one want to try?
Peter: There is a lot of complexity here. There is no easy issue.
There are a lot of trade-offs. If you have density which potentially
lowers the tax base bt bringing more people in. Having more density
you make it more affordable. But we have also discussed that it has
become so expensive here, it is not affordable.unless you have special
rules for it. The thought that zoning with historic preservation that
might be used to preserve character…that might be something we
could look at.
--: I hope that affordability doesn’t have to be a bad word. We need
to be careful that it has meaning. We need to be a diverse community.
__: One problem is that we don’t participate in our own government.

Notes from Preservation & Development Table
Session Two
Present: Joanna Kendig, Moderator; Chuck Alden; Pat Ramirez; Raoul Momo; Julia Coale; Michael Floyd; Phyllis Suber; Gail Johnson; Pierina
Thayer; Audrey Chen; Mike Suber; Jan Shadrack;
JK: I think we are officially starting. The group is so large that I’m
not quite sure how we’’ll each get our 5 minutes in. Let’s remember
it’s about downtown mostly.
Chuck Alden: I went to PHS. My mother went to PHS. In my life, I
was an urban designer and a member of the American Institute of
Certified Planners. I was Chairman of the Design Review Board for
the City of Miami Beach. An issue that is neglected is the
contemplation of roundabouts at the intersection of Bayard Lane and
Stockton St. and Nassau St. and University Place. Very close together
and the impact that will have on historic buildings and historic
landscapes and places of great urban beauty. The esthetics of that.
JK: In this case it is preservation of existing urban fabric? In this it is
about traffic but ties to other things.
Pat Ramirez: I have on Maclean St for 15 years. I am a retired
librarian. What is my main concern about development? Up or out? I
think up. Where else is there to go? I’d like to see some limits on the
up. I don’t know what the limits are. Not too high.
Raoul Momo: There are residents in the Boro and the Twp who
don’t like this ‘city-like’ nature. Unfortunately, the growth of the
region, Merrill Lynch, more big corporations are arriving everyday.
Princeton is a more urban. You are absolutely right, there is no place
else to go but Up, but how far up is the question. And how those
things are done, have to be done in a very thought-out way. That is
why I am part of Princeton Future. I think it is a great process to get
there. It is good for the community.
JK: Is Princeton good for your business?
RM: Absolutely.
Chuck: Do you mean the University, or..?
JK: I mean all of the Princetons..the towns..

RM: We started on Nassau St. In the summer, it was dead. Today,
the summer is our busiest season, even when the kids are out. That is
what makes us successful. We can cater to the locals as well as the
tourists.
Julia Coale: I live and work in town. I also grew up here and went to
Princeton. I think the downtown is going to be infill development.
More intensification. Re-doing some of the stuff that is parallel to
Nassau St. It is going to have to go up. I would not want to see it go
more than five or six stories. Maybe 4 or 5. And I think that a major
issue is going to be circulation. Given the values on the ground and
the numbers of people that live in the area, there is going to be infill
development. That is what is going to be happening.
JK: Does it concern you? In what way?
Julia: No, I think it is a good thing. I think it is natural. It is a
marketplace. The issue is really how do they get here. And what do
they do with their cars when they do. Once you get to town and park,
you can walk around right now. You don’t need to have your car to
go up and down Nassau St. That has been the challenge for a long
time because we don’t have the grounds around…
JK: Not that we would want to have parking lots surrounding
everything.
Michael Floyd: I live in the Boro on Quarry St. I was raised here
also. I work at the NJ Housing & Mortgage Finance Agency in
Trenton. First, I am concerned about the heights that people are
allowed to build. I think the historic buildings are about the limit.
Five stories…I am totally against going up as you go out from the
downtown. Lord knows there will be pressures to do that in the
surrounding neighborhoods. The residential areas need their own

zoning. My major concern is to channel and limit the right balance of
development between the surrounding areas and the downtown.
Phyllis Suber: I live in the Township..for 45 years. I am downtown a
great deal of the time. I love the downtown. Growth is certainly
inevitable. I’d like to see where it doesn’t get to the point that it looks
like a big city. I still think of it as a town. No high rise city.
Gail Johnson: I live on Leigh Ave. I work at the University. I guess
my biggest concern is the preservation of the John Witherspoon
Neighborhood, as a neighborhood. Seeing it remain as residences.
And also, a big concern I have is circulation and the need for some
sort of integrated transportation system so it is possible for all of
the graduate students and university people who live in the town to…
and a lot of them live in the JW Neighborhood…to get to campus
without their cars. And for the students to travel around and actually
be a part of the community and not be kind of walled in on campus.
They should be able to travel down to Leigh Avenue. I see them all
the time at Mexican Village. They come there. I guess they are
walking. It would be nice for them to be able to move around the
town and be more like people, rather than...
JK: What do you think would prevent them from moving around
downtown?
Gail: I think what prevents them is that the University’s shuttle
system is totally within the University. They never leave, so the
message to the student is STAY ON CAMPUS. NEVER LEAVE.
JK: Use Frist Deli..
Gail: So if the University’s Shuttle were to come into town, it would
help everybody.
Pierina Thayer: I live in the Boro. I guess I consider myself
something of a country mouse, because I like living in the Boro and I
like living next to the retail and the restaurants. But at the same time I
very much appreciate the fact that it is a small urban center with
a lot of small, well-rooted community neighborhoods like the
Jackson-Witherspoon area. Like my area, Chestnut St, and different
neighborhoods in town. What I am interested in is seeing us exploit
the business district as much as we can in an attractive way to
both entertain us and to sustain us economically. But at that same
time as we preserve those other little neighborhoods and
communities. I would hate to see us get like New Brunswick and
Rutgers. I think we are very much in danger of being like that where
it’s just a series of parking lots and you really can’t enjoy the
community because you can’t get in it. And if you do, you can’t get
out. We are at a critical place, right now, where we really have to
plan. And make sure that we stick to that plan. So that we take the
best out of everything.
Audrey Chen: I live in the Township. I have kids in the school
system. I grew up in Princeton and moved back about 2 years ago.
One thing I am very concerned about in terms of downtown
development, I really hate the idea that people have to drive out to
big box stores on Route One for day-to-day living. We should be
able to have a Downtown core that services people from out of
town, the tourists, that has the high-end restaurants, but also
allows residents to do the daily business of life, right? Eventually,
we’ll get a bookstore back. There very few places to get children’s
clothes. I don’t know what is going to happen in terms of a grocery
store downtown now. I guess Wild Oats is transitioning right now. I
don’t want to live in a place that is just urban sprawl.
Mike Suber: In the 45 years I have lived here, I used to be able to
buy baseball bats, fishing gear, appliances, skis and other kinds of
products no longer available. Our downtown has changed because of
demographics. I think we need to look very closely at our land use
policy: how it affects our transportation system. What I find
attractive about many European towns with a similar
population: they are concentrated. Some of the roads, while very
narrow, accommodate pedestrians and bicyclists because the
traffic moves through them very slowly, because they are not
through streets. Around these towns are green belts where you see
cows and silos. While we may no longer have that opportunity in
Princeton, we need to look at our zoning as it affects the kinds of
housing and the kinds of development we have here. Princeton is

unique in central New Jersey because of its historic nature. And, we
need to preserve those institutions that make it unique.
Jan Shadrach: I moved here from Europe a year and a half ago. I am
from Munich, Germany & Basel, Switzerland. My wife is from Ann
Arbor. I work here with Bristol Myers Squibb. First of all, I think
such a setting here, such a meeting, is a great thing to do. I think from
what I hear, I think European cities would be a good place to go to
get some inspiration. Because for all of your concerns, there are good
solutions and maybe they are trend-setting for New Jersey. And if
you think parking is bad here, you should come to any European city!
I think the preservation of historical values is an absolute must. With
good planning and discussion you can tackle all of the things you
mention and maybe be at the cutting edge of urban development. It is
s avery good initiative you are taking. I wish it will preserve its
charm. Especially Swiss cities have managed to keep the small town
charm but to be able to cope with the urban challenges.
JK:In a lot of European cities I know, there a lot of people living on
top of each other, close to commercial activity.
Mike: You are speaking of mixed use zoning which is really what I
was referring to.
Pierina: With our philosophy that our storefronts also have living
quarters upstairs: we have done that very well.
JK: It is time to give a little summary as I know it. We have a central
business district which starts at Boro Hall and goes on a long ways
down Nassau St. We have neighborhood business. Then we have a
service business district, Then residential. Then, Jugtown has
neighborhood business. All on Nassau St. Then on Witherspoon St,
we have residential/business and then residential. And then there is
the Township. For all of the zoning that is business, in the book, all
of the language is residential, residential. All of the businesses are
permitted uses.
So our zoning encourages the mixing of residential and nonresidential uses. This table would say “That is a good thing!”
Mike: No, because I focus on Witherspoon St. It is predominantly
residential. It gets encroached by businesses. When you go north
from the hospital down to the Twp bldg it is zoned for business but
they are almost all residential structures. Every year there is a loss of
a residence. From Leigh Ave down John St that is zoned business.
That is wrong. It leads to higher prices because you get businesses
coming in. In some people’s eyes, Witherspoon St is a business
street. In some people’s eyes, it is residential. My guess is that 30%
of the room thinks it is or should be business.
Gail: What needs to happen?
Pierina: Control and planning.
Michael: To change zoning, the actual homeowners would have to
support that. They benefit financially if it is residential or business. It
drives up the market.
Gail: So the residents on the lower end of Witherspoon would not be
for a change?
Chuck: there is one subject that has been overlooked: the urban
landscape. I have just driven down from New England. I have done it
many times. And the minute I get to Montgomery Township,
everything starts to get green and substantially different. And you can
do the same thing coming up from Miami. One of the reasons I
retired here was the green ambiance. It is the civility and the urbanity
that drew me back here. So the green landscape: the landscape
infrastructure of Princeton is terribly important. I know adjacent
towns where there are utility lines overhead, highway construction
and expansion where they are losing the urban landscape. They are
losing the street trees. That is a terribly important part of Princeton. It
is not by accident that it happened because Beatrice Farrand who was
a landscape architect participated in the design of Princeton
University, along with Paul Clowder [sp?] and we have the
Lawrenceville Prep School which designed and planted by Frederick
Law Olmstead who was the designer and planner of Central Park. It
is not by accident that this place is the way it is. But we need to make
sure that we preserve the aspect of it.
JK: Would you give Nassau St an A on maintaining green?
Chuck: No, I wouldn’t. I know that there are problems inherent with
the oak trees. But there were some grand oak trees on Nassau St.

which have been replaced maybe 30 years ago by some dinky
horticultural variety that is easier to care for. And I think the reason it
may have been done is that it doesn’t interfere with the utility
systems. You have to balance those things, I think.
Pierina: I think we have gotten to the point in the discussion where
we can ask: “How does zoning impact preservation and development
in the business district?” And, “Is there anything we want to do there
that will direct us to this vision that we are all talking about?”
___:One of the things I’d like to see done is to zone out chain stores.
If we want diversity of ability to shop…
JK: Here is a lawyer…
___: You can’t do that. Zoning is for height of building. Land use.
Bulk coverage. But you can’t say who uses those. You can’t say it
has to be a local person vs a chain. That is not a zoning matter.
JK: Is it somebody’s matter.
___: No, it is discrimination. It is economic discrimination. And our
constitution doesn’t allow it.
Pierina: One thing I’d like to toss out. We are now concerned with
the Merwick property. Boro Council is now trying to figure out how
to change the zoning to accommodate the university’s development
of that property. They are more than likely going to be the purchasers
of this huge amount of green property. I think it is real important for
the boro and the Township to get into a discussion about that
property. Did we really want the University to buy it? What would
have been some alternative uses that might have better served the
community? A new neighborhood.
JK: A reminder. One thing that is under the purview of zoning is the
size of things. The CBD has 10,000 SF maximum for a given

business. In a neighborhood business district, it is up to 5000 SF. So
that suggests certain kinds of businesses. But who owns them? If
Walmart or CVS wants to come into a 10,000SF space, that’s it, I
guess. So that amount of control is possible within the land use law.
Chuck: They could have multiple parcels?
JK: But they can not aggregate them. And there is also a parking
requirement. Parking in our downtown is also a very important
influencing factor.
RM: But how about one idea...I appreciate protecting the residential
neighborhoods because that is the right thing to do…however the
residents also need services.
JK: Yes.
RM: Why not…what the system can do…you never see an
owner…sometimes it’s franchise. You could zone certain areas
where the merchants had to reside over the shops. Also to cater to the
needs. I agree that the John Witherspoon Neighborhood should be
preserved. But if the community says “We do need some services”.
Then we should decide that this is how we are going to do it.
___: We have 2 opportunities. The next building across the street will
have a food market. And at the hospital there will be some
commercial. Convenience shopping. Where they find stuff in their
neighborhood and don’t have to get in their car. It is going to happen.
Michael: In John Witherspoon, it goes back to what is an essential
business. Why would you want to put it there instead of on Nassau
St? You’re not going to put a 7-11 on Westcott Rd are you? And then
there cars…non-conforming retail spots. I think it is a misconception
that you need to put neighborhood-based retail businesses in the JW
neighborhood. [end tape]

Notes from the Preservation & Development Table,
Session Three
Present: Joanna Kendig, Moderator; Wanda Gunning; Henry & Etta Steiner; Agnes Sherman; Barbara Barnett; Phyllis Teitelbaum;
Ted McClure; Paul Knight; David Epstein; Janet Pickover; Anne Neumann; Jeff Hamren
JK: Can we go around the table and introduce ourselves and express your point of view about the downtown, about preservation & development
in the downtown? Try to focus on the downtown
Agnes Sherman: I live on Humbert. I walk as much as I can. I am fairly conservative. I don’t want to see skyscrapers. On the other hand, I’d
like to see public housing developed in the downtown.
Barbara Barnett: Controlled development. Growth will happen. I would like to maintain the illusion of a village. That is why I moved. Historic
preservation is important. We should go after it where we can. I am against Princeton becoming a city. Getting the university more involved
[tape interrupted]

5. Notes from the Princeton Future Working & Living Table
Working and living. On the fringes of downtown are the institutions that provide the lifeblood of our
community. Schools, medical facilities, police stations, firehouses. Yet few teachers, nurses, policemen or
firemen can begin to afford to live in the community they serve. Can we really expect our essential public
servants to love a community in which they cannot live? Should Princeton want to be a gold coast,
importing its essential public services? Might the future development of downtown include provision for
affordable living for these essential people, and, if so, how? And, does not Princeton University face a
similar challenge for affordable living for its junior faculty, staff and service personnel?
Session One
Present: Peter Kann, Moderator; Pat Ramirez; Frank Rein; Judy Grassle; Bunny Goldberg; Pam Hersh [Hospital]; Julia Coale; Pat Orr [YWCA];
Joanne Gere [Einstein’s Alley Life Science Project]; Frank Rein; Judy Hutton [YWCA]; Edward McClure; Michael Floyd [NJHMFA]; Rick
Weiss [Princeton Living Well]; Peter Morgan [Outerbridge-Morgan Architects]; Sheldon Sturges, Scribe.

Summary:
• It is Not Healthy for the Town to have Service Workers,
Teachers, Firemen, Police and other Public Service Employees
not able to afford to live here
• COAH does not allow local preference.
• A Community Housing Trust? Who would fund? PU? Taxes?
• The Hispanic Community is Under-represented and Ignored
• Will Commuter Life become more Difficult if Dinky Moves?
• The Needs of an Aging Population
• Can Princeton University Provide more Leadership?
Peter Kann: OK, why don’t I pass these around? I think we tried to
frame the issue for this table on this sheet. You can read it faster than
I read it to you. Because we framed the issue this, it doesn’t mean
that it has to be the only perspective at the table. Maybe we can start
by just introducing ourselves.
Pam Hersh: As Sheldon knows, all these issues relate to the huge
COAH issue that I and others have been screaming about for many
years: the inability, the way the affordable housing laws are now
structured, they do not allow you to give first preference to
people who work in the community to give them affordable
housing. They have this mandate that all affordable housing that
gets built has to be affirmatively marketed. That means that
anyone from any part of the state could live in affordable housing in
Princeton. That is not bad inherently. It means that people who could
walk to work and not get in their cars—global warming is very
relevant—In many cases those people do not get housing: your
firemen, your restaurant workers, your service workers, your
teachers, your reporters…because it is a lottery system. It is kind of
an outrageous aspect of the New Jersey law. Other states, California,
for instance, do not do their affordable housing like this. Each
municipality has its different regulations. They allow them to house
the people who work in the town first! We would all like to give
preference to people who work in the community. As much as
people hate the fact that Princeton University buys a lot of land and
puts its own housing there, I feel that they are the largest employer

and that is exactly what they should do. The law often thwarts them
from having their own people first, except in the case of graduate
students, where they can make it specifically graduate housing. To
me this is a huge state problem. I have baying at elected officials to
get on the bandwagon and really try to put pressure on our state to
change this. The end of my soapbox!
Sheldon: Does everyone know what COAH is?
Pam: The Council of Affordable Housing was established as a result
of a 1982 NJ Supreme Court ruling. It is basically state regulations
for providing affordable housing.
Inherently, the spirit behind it is good. But, the implementation, in
my view, is just all wrong for municipalities. It encourages getting
into your car. It encourages not walking or biking to work.
Joanne Gere: There is another side of the elephant I’d like to cover.
It is also about being able to start businesses here. We all love 20
Nassau. It is probably the affordable office alternative here, but I as
we think about how to stimulate local business, whether it is
retail—there is a lot of emphasis of basic food-- the only place. But I
think there should be a lot of emphasis on incubator space. We are an
international town. If you want to start an internationally significant
business, the affordable position is really key. Incubators for all kinds
of businesses. I think that there are terrific resources for how you do
it. But an actual physical place to get that thing started is really
important.
Pat Ramirez: That has come up before. There should be affordable
commercial space available. Is the idea that it would come by way of
tax-supported space?
Joanne: There are a lot of different ways to do it. There are landlords
who have figured this out. 20 Nassau St is a neat funky buiding.
Bunny: I work at Go-For-Baroque part time.
Sheldon: It was built by an architectural collaborative in the 20’s.
Then it was the headquarters of ETS.
Joanne: On Route One, in South or North Brunswick, I always get
confused there, there is the largest privately-owned Biotech incubator
in the country. The landlord there just decided “I am going to bring in
life science companies there.” There are 70 little biotech companies.

The rents are about market. They share equipment-they have leases
which permit rapid expansion AND rapid contraction without
losing the lease. Sometimes, it is not just the price of the footage, It
is the whole environment. It can really have an impact. There are a
lot of ways to do it—simulating new job growth-If you tie this
together with the workforce development – There is a huge well of
capability available in the area…the capability of spouses that have
had wonderful careers and now may be raising families…So, if we
can capture some of that, people who can only work part time, a new
economy will develop.
PH: We have a huge number of high-functioning retired people
who are valuable. The retired community would love to be involved.
_: People are retiring earlier and earlier as well.
Ted McClure: I live a few blocks from here on Green St. I am quite
concerned about the building in the neighborhood of John St and
Quarry St. I would like to see the eventual character of that
neighborhood preserved as much as possible. I think they
managed a pretty good outcome with the Arts Council renovation. It
looked like it was going to be an enormous thing. It got down to a
size that I think it will be an asset to the community and the
neighborhood.
Sheldon: Princeton Future helped with that.
Ted: Yes. I was aware of that.
Sheldon: You are right on the edge of downtown creep.
Ted: It still looks like a leaf-lined [inaudible].. livability. Some sort
of balancing act..between the market and integrated communities..the
leafy quiet street, supportive, keep residential character. We hear
some of the noise but don’t get the traffic. I think we need to have
school teachers and firemen living in the town. It looks like the
development of the hospital would be a great opportunity to put a
lot of affordable housing in. I mean if the economics of that works
out. The developer has to make money out of that. Beyond that I am
just here to listen.
Sheldon: You have framed the issue. There is the 20% COAH
requirement and the developer needs to make money and there is
what happens in between.
Pat Orr: There are 20% set asides for affordable housing and that is
going to happen. You have to have some kind of balance. You have
to have a balance of what is equitable and what is economic. The
affordable communities have to be integrated into the larger
community. There are various opportunities in town: the hospital site
being one…Franklin Avenue being another…What’s going to happen
in Merwick and Stanworth. I don’t know whether building set-asides
can..[inaudible].
Sheldon: Michael works for the state housing finance agency…
Michael: I work for the Housing and Mortgage Financing Agency.
Judy: In the Leigh Avenue, Birch Avenue area, I have a concern
that it is getting gentrified. Where are the people that live there
going? Do they then have access to the services that they need? At
the YWCA, we have an English as a second language program. We
have a day care/nursery program in the Valley Rd School building. It
is harder and harder to get into our program because they are living
farther and farther away. That concerns me. I don’t know what can be
done about that there is scattering. I certainly share Pat’s perspective
on that. It doesn’t touch the 20% set-asides, but it is concerning to
me. To bring up something a little different… When I look at
working here as a YM and a YW, we want to look at: What services
do you need to make your life better? Do you need swimming for the
family? What is some of the stuff you need and how can we provide
it? Together or separately. We do things separately and together.
Looking at making life better! Woman’s groups, racial justice
dialogues, swimminh health and fitness. It is a well-rounded facility.
How can we make that better?
Bunny: I live on Greenholm. It is a small enclave of houses right in
the center of town. If you go down the street where the Lewis School
sign is, you’d think it all belongs to the School. They are all private
homes. At Greenholm, we are wondering about the impact of the new
townhouses that are going to be built directly across the street, if in
fact there will be affordable housing there? What kind of traffic there

is going to be? Access, up and down the street and around Paul
Robeson. I am sort of representing the concern of Greenholm.
Sheldon: There would be concern if there was affordable housing
there?
Bunny: I don’t know. We just want to know what is happening.
Pat Orr: It is an approved project. They are going to start building. So
anyone can go read the resolution of approval. The plans are at the
Boro. It is all there. It’s being going on for years and years.
Sheldon: There is no affordable housing on the site.
Bunny: There is none?
Sheldon: That’s right. We fought about it for 25 years.
-: They have paid instead.
Sheldon: They are providing affordable units in the old properties on
Palmer Square.
Pat Orr: Everybody who develops, provides for affordable housing
one way or another. Either, they provide it, or they pay into a pot.
Everyone who develops in this town has to pay into an affordable
housing fund to build up monies to provide units.
Bunny: I see.
--: If you want to know the details of the traffic plan, it is all there in
the Boro. You go to the planning department and you can look at the
plans and read about the approvals.
The Ys might construct single men’s dorms?
Y bd mbr: The national Ys have gotten out of that. Could we do it
here, anyway?
Peter Kann: There is need for clean, safe living quarters.
Rick Weiss: I want to be able to bike. I run a small business. I
want to be able to do what I do right now. I want to be able to
stay within the downtown and do everything I need to do. I don’t
want to have to go down to box stores on Rt One …I like to do the
things I need to do for my work in the town: walk to the bank…to the
post office. I like the lifestyle in my office. I want to ensure that that
lifestyle continues 10-20-30 years from now. One of my biggest
concerns might be that there will be too much development
downtown…I like the idea of bringing people downtown to live, but I
don’t know whether we have gone too far. I am concerned that the
parking is going to become a real nightmare again. Where will there
be night time parking? The one thing underlying my comments, I
want to be sure that the local business person is strong in the
town. I already think of parking at my office vs parking downtown. I
hate to go into towns and see what is basically a mall. Where every
town looks the same to me. That is one of the things that is unique
about Princeton. There are strong local businesses-unique-with
local products, using local vendors. We don’t want to turn into a
mall. I think the local business people need to be maintained and
given strong support. I think there is an impression that if you are a
local business person you can’t be competitive with Walmart. That
really isn’t true. If you…I don’t know if anyone saw Michael
Shuman’s talk on the Small Mart Revolution..or, read the
book…Even on the pharmacy side of things, Walmart is not the
cheapest. Local pharmacies can compete very well with them. I
think a lot of people lose the fact that a small business person can
provide other services that is embedded in the cost. I know the
Running Store downtown, which I am glad to see is expanding again.
I buy sneakers there because the guys there can help me and fit it
correctly to me. I pay $10 more for sneakers to support the Running
Company...the extra service and convenience is worth it. I hope the
rest of the town believes the same thing. That keeps the flavor of the
town the way I want it.
Judy Grassle: I am afraid that I am not knowledgeable enough about
the issues to make a large contribution, but I would assume that there
is never going to be enough space to provide affordable housing
within the Boro and the Township for everybody who works in the
area. I think, therefore, that transportation, which is the next table to
which I am going to go, these two issues are so deeply intertwined,
Peter Morgan: I don’t know how many employees the university
has on its payrolls, but I know that a lot of those people commute
from as much as 50 miles away to get to the university and that
has a big impact on the town. I don’t know how there is a way to
create an alliance with the university to figure out housing and to

help shopkeepers at the same time. But I think some sort of zoning,
or just an understanding with the university, as far as rents, some sort
of urban structure that will promote growth that will create
everything we are talking about here would be very beneficial. I just
don’t know how. I think the university likes its autonomy and its
control. It can basically be a landlord and call the shots where it
wants to. It has the deepest pockets of anyone in town. I think
somehow we need to figure a way into their planning. I think that
is a key issue.
Pat Ramirez: Just as global warming is not on the agenda today,
neither is immigration. Yet that is an issue that really impacts my
community. I live on Maclean St. It is ironic that teachers and
firemen are not able to live here, but illegal immigrants are because
they are willing to break the law further. I know that this is a very
complex topic and it may not be one that we are able to deal with
today. But over the long haul, looking ahead 10-20 years, this
national issue really has local impact. I don’t have a solution to it. I
would like to point out that in my neighborhood, there are a couple of
vans that come in every morning from Cranbury to pick up workers
and take them out and bring them home at night. So, we have 10-20
people being transported the other way. It is true that we can’t
provide affordable housing for everyone. So who is going to get it?
How are we going to have an equitable distribution of things? So, I
think at some point we have to talk about illegal immigration. And,
even though the debate is going on nationally, we should be having
that debate too.
Michael Floyd: I think in providing affordable housing, the key is
the 20% set-aside. Sticking to it. Applying it to every housing
development that gets built regardless. I am not a big fan of people
buying out of their obligations, because that is money and not
housing. I think, if it is not waived, the 20%, and the housing gets
reduced, I think it needs to be deed-restricted. Because purchased
housing, especially in perpetuity, which means that people can
unfortunately not do wealth building. But affordable housing is a
scarce resource. Housing built 20 years ago that is now at the end of
its restrictions gets lost in many instances. And that is something we
can not afford to do here. I think land is just so expensive here, that I
can’t expect a non-profit in the municipalities to do landbanking. It
would have been interesting if Princeton Boro had a contract for
Merwick and could control what is going to be there and who it is
going to serve. And, lastly, with land being such a scarce resource, I
know there is a lot of discussion about the university purchase..and
will they stop…and it is true with office buildings, too…Former
Mayor Reed mentioned the danger of them buying up all of the
resources of the town, especially when they have so much land of
their own. I don’t mean that to be…Competition for real estate drives
up prices. One less bidder means that it will go up 10 less dollars.
Peter Kann: I believe in this premise: in the long run, it is not a
very healthy community that imports from the outside most of
the people who perform the public services that we all depend on.
So, I really do think it is important to have a kind of community in
which the local police can live in the community. And, ideally, the
school teachers, and ideally the people who run the emergency
service vans and so on. And, I think, for obvious reasons, Princeton is
pricing itself out of those people. And, Pam, I think, points out the
paradox that , yes, there is this 20% set-aside for affordable housing,
there is currently no way to provide local preference for public
servants.
Pat Orr: Most of those people wouldn’t qualify anyway.
Peter: That is correct.
Sheldon: They earn too much.
Peter: So one way to look at that, one has a community in which the
middle class, if you want to define it that way, can not afford to live
here either. So, I don’t have the solutions and I think that is a
problem. I think, whoever touched on immigration, and you did it in
terms of illegal immigration, but there is in this community, both
legal and illegal. And there is this large and growing Hispanic
community which is not a cohesive community, because it is
Guatemalans and Mexicans and all kinds of Spanish-speaking
citizens and non-citizens. I think the community has to pay a lot more

attention to that group. Because, for one thing, most of the local
businesses depend on those people for labor. It is not just exporting
them to Cranbury, it is the people who wash the dishes and serve the
food in all of the local restaurants. I think it is a community without a
voice. I bet there isn’t anyone in the room today from that
community. They are not represented politically in the community. It
is not a healthy situation. I was wondering why the YW or YMCA
couldn’t provide dormitories for some of these single workers
who are now paying extortionary rents, living 3 to a room. Why
not build a big modern dormitory and charge a modest price and at
least these people would live in some cleanliness and comfort. It is
another aspect of living and working.
Pat Orr: The national YM is wholly out of the dormitory business. It
has been for many years. Most of them were in cities, and not that we
are a city-Y, we were not involved with that. It was part of the
original mission of the YM and, probably the YW. Young people
were coming into cities to work. This was a place, not only to live,
but to have an environment where they could be schooled and could
be safe, so to speak. But that is not what the Ys are doing.
Sheldon: Could we encourage you to think about that here?
Pat Orr: We only have 6 acres. We are thinking about what kind of
facility changes we would like to make. Now I think I understand
where this housing thing is coming from that David Goldfarb was
talking about the other night at Boro Council. We will certainly put it
in the hopper. It is not anything.
Sheldon: It is not just the 6 acres of the Ys, but the 8 acres of
Merwick and the 12 acres of Stanworth that the community could be
thinking about to address this kind of issue, if we could work
together. This room today is about working together,
--: Why should the Y do that? I can see the university building
dormitory housing. Palmer Sq hospitality uses a great deal of low
cost labor. The school system perhaps. Lots of businesses,
landscaping businesses, factor in housing as they make hyper profits
off of the low wages. I think we need different kinds of housing.
Peter Kann: Would it be logical that the university is the richest
institution in the community and the largest employer, for it to
take some leadership here?
--: Absolutely!
Pam Hersh: Could I just say something about the university and
housing. I used to work for the university. The university has tried in
many instances to provide a mortgage program to try to get people to
live in Griggs Farm in various affordable units. They really tried to
house their lower income employees in town. Unfortunately, even a
Griggs Farm unit, people were able to chose to live in a nice little
house with a white picket fence down in Yardville for the same price
they could get a one-bedroom apartment at Griggs Farm. They could
not get their lower income employees nearly interested in living in
Princeton’s affordable housing because they could get much better
housing far away. It is the cost of land in Princeton that is a killer. At
Stanworth, the average income of the university people living there is
$50,000. That is a very low and moderate income housing project.
They have a contract to buy Franklin and Merwick, and the housing
there will be moderate income employees. It is very tough. The land
here is so expensive that it is extremely tough to get low-income
housing. You are right, only the university has the resources to
essentially pay a lot of money for a small piece of land to build
housing and not get a return on their money.
Mike: I think the university is probably going to do bearably for
middle to upper middle employees. But it is terrible, very bad, for
low and really low-low income workers. I believe I can quote Bob
Durkee as having said that. They can’t afford to buy. They really
need to rent. I think that there are some really good immediate
solutions, but I spend other people’s money better than I spend my
own. I realize that. But if everyone of your rental units, or at least
30%, that becomes vacant next month, you could drop the rents
$200 and put a service worker in there who can only afford the
rent if it is lowered, you could immediately address the
affordable housing problem for their low and low-low income
employees who they have not served at all.

Pam: Does anyone know at PCV, if someone gets into a housing unit
20 years ago, and their income goes up?
--: Nothing happens.
Pam: They stay there.
Mike: I can speak to that. My agency financed Princeton Community
Village. They give a surcharge. They are not forced to leave. There
are a lot of people that are over. Over low and moderate, there is
probably 65% because they have been there for a long time.
--: So they monitor their income and tax returns and that kind of
thing?
Mike: Yes. They get a surcharge relative to their income.
Pam: But the housing…it’s a conundrum because you have the
housing but people no longer ..
Mike: Right. When people do leave that unit, it will go to someone
who is income eligible.
Pam: That is if they leave.
--: Everybody leaves eventually!
Peter: It is only income that is a determinant, right? But you are not
in a position to say that it should go to the policeman rather than to
the poor person from Trenton or something?
Mike: Right. We are not involved in…
Pam: I just have to say policemen make more money than…they
make a lot of money.
Peter: But not enough to afford to live in Princeton, by and large.
--: Pam made a really good point and that is a regional point. People
can buy more in Yardville for their money. A yard. Stuff they can’t
get here. A new house. Not an old house.
--: That is changing everywhere.
--: That is changing, so it is a regional issue. It is a state issue. As that
changes and prices go up. Everyone was able to pass on… Trenton
used to get transfer payments.
Pam: The university has extended its mortgage program to
Trenton.
--: So that people can buy. Right. This is not just a Princeton issue.
People who have sold houses in the Witherspoon-John area made a
nice sum. People can get more space with area around it somewhere
else.
Pam: You know, we might want to have a conversation. It would
be really interesting to have a session just on housing and get the

university here. Have someone really go into detail to describe the
programs and see what their plans are.
Sheldon: The large issue is, probably, that the university is going to
do what it does very well…and that is to be successful! It is going to
do what it is supposed to do. We in the community need to figure
how to act with a common voice to say, “In the community, we
have a different goal. We want to stay here. We want to be able to
work here and make our lives here and that means we need to work
together, with the university, in a way that has not happened”.
Pam: You are separating the university from the community.
Sheldon: We don’t do that, the university does that.
Pam: I might point out that a lot of people in the community work
for the university!
Sheldon: With respect, as Michael said in answer to you, there can
be a new way. It is, perhaps, not just COAH, it is COAH plus. As we
watch the buildings go up to 65 ft in the downtown, the zoned limit,
maybe there is a way, as part of that permission, to create a housing
fund which would be over COAH, as it were: a Princeton
preference housing trust of some sort which the Ys could use to
help expand, which some of the houses that are getting gentrified
could be bought and made available to teachers or to people with
Princeton paychecks. That would take a new kind of financial
instrument.
Bunny Goldberg: I have a thought you may all know about. That is
a land bank fund. A percentage of whatever property is sold in the
community, goes towards the land bank. Historically, that went to
buy open land. So houses that are sold here in town would have to
pay a certain percentage to build affordable housing. This is a way to
get extra funds.
Peter Kann: That is an interesting idea. There are all sorts of tax
incentives to give your land to a trust that will keep the lands open
forever. But there is no incentive to give your land to a trust that
would actually build affordable housing.
Bunny: In Nantucket, there is a Land bank fee of 2% on all real
estate transactions that goes into a TRUST to provide housing.
Peter: OK. Thank you. I guess we are moving around. Thank you!
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Peter Kann: I think we can start. OK.
Françoise Picaronny: I live on Hamilton.
Carolyn Hoyler: I live in the Township. My family is a third
generation Princeton family. I live here with my husband and 3
children.
Sheldon: He has been my doctor for 40 years!
Carolyn: He rides a bike!
Noelle Reeve: I live in the Hibben apartments. We have been here 12
years. I bike to town. The south part of the university is for faculty
and staff and we could not afford to live in Princeton if we did
not live in faculty/staff housing.
Tara DelaGarza: I am originally from Australia. I am very new to
Princeton. I came here from New York. I am very lucky to be in this
beautiful town.
Sue Gertner-Weiss: I live on Shady Brook Lane. I have lived there
for 19 years. I went to high school Jackson Twp. before that for many
years. I’ve stayed at home with my daughter who is now in the fourth
grade.
David Goldfarb: I live on Charlton St. For many years, I worked and
lived in the Boro. Now, I only live in the Boro. I walk or take my
bike virtually everywhere. The only time I use my car is to go out of
town.

Mark Sensits: I live in the Boro on Moore St. I made a conscious
decision a couple of years ago to live more locally. I have moved to
the Boro and am starting a business here right on Tulane St.
--: What is the business?
Mark: It is called Cool Vines. It is a wine retail business. The old
Verbeyst dry cleaners is now going to be a wine shop!
-: Wine replaces shoe repair and cleaners.
Mary Ellen Marino: I have lived in Princeton Boro for 30 years. I
am a very strong advocate for housing for low-income people. And
that means a lot lower than ‘affordable housing’ costs. So, the
university is a prime employer of low-income people. And they don’t
do their fair share. I want to see their fair share ought to compete with
what is given by Harvard and Yale to their communities. Their share
doesn’t come close. I do not know the numbers however.
Peter: This piece of paper attempted to frame part of this issue. Any
community would be a healthier community if the people who
provide the essential public services can afford to live in the
community. So the policemen and the teachers and the nurses at
the hospital…You know that is probably parallel to the
university...whether it is the junior faculty or the people who mow the
lawns. But it is not the only perspective on working and living, so
this is wide open to any and all perspectives.
Mark: I think this topic, obviously all of these weave together- But
in thinking about the transportation and parking issue: My parents

live in Naples FL, and that is a town/city that has seen the issue
go to the extreme where everyone who works in Naples is driving
from central Florida, 40-50 miles per day to get to their $9/hr job.
The traffic is hideous. You don’t leave your house until 3 o’clock
in the afternoon because you can’t get anywhere at more than 15
mph. Then you start reaching this other aspect of it. Where do
people who want to open local businesses go? They can’t even
find people they can hire at the rates they can afford to pay
because “NOBODY LIVES THERE”. Diversity is totally lost.
The people that moved there caused the problem and are now
suffering the consequences. They didn’t see what was happening
and didn’t stop it in time. It was too late.
Sheldon: ‘Nobody lives there’…an interesting phrase.
Mary Ellen: There is a question here: Should Princeton want to be
a Gold Coast importing its essential public services? I served on
the Rent Study Board in Princeton in 1980. I was the minority
because the majority of that board was concerned about rents going
up said: “We want to be the Gold Coast. We don’t want to stop the
rents from going up. We are very happy being a golden ghetto.”
Françoise: There was this discussion in the paper about merging the
Boro and the Township. They were talking about merging the police
department to save money. There were reactions in the paper from
people in the Township, saying “We don’t want to merge.” “Why?”
“Because our policemen in the Township are people who live in the
Township. Therefore they have a totally different attitude towards
the public than the policemen in the Boro who are sort of imported
because they can not live in the Boro.” Therefore merging them
would be a good idea, because basically the idea was “Our police is
better than their police because they are more like us in the
community.”
David Goldfarb: Let me dispel a fallacy. Most of the police force in
the Boro have W2 wages of in excess of $100,000/yr. So, if they
wanted to live here, they could. They choose not to live here. That is
common among police officers. Even among Township police
officers, although they make an effort to recruit people with histories
in the community. We don’t necessarily do that. We try to pick
people we think would be best in our police department whether they
come from the community or not.
_-: That’s interesting.
--: As retirees it worries me that we will be able to stay here.
Mark: As compared to where, though? If you go outside of Princeton
Boro, taxes are even higher! You’d have to go to Trenton..
--: To another state!
Mary Ellen: We have too many governments in NJ. Far too many
governments. About 2000. All supporting themselves through our
taxes.
Peter: David, do you think it is true of the teachers in the schools and
the nurses in the hospital?
David: Nurses can’t afford to live here. Teachers can afford to live
here if they have tenure. And many of them do. I think the real
issue is that the University has a tremendous demand for labor,
many are low and middle income. They are the largest private
employer in Mercer County. They have many low and middle income
working people. The University provides nothing in the way of
housing for them other than helping to meet the Boro’s COAH
requirement for very low income housing.
Mary Ellen: And not helping very much.
David: And not helping very much. That is clearly an area where
the university could make a very significant contribution that
would be mutually beneficial. It would make our community
more economically diverse and it would mean that their
employees could be living in the town, close to where they work.
They would have a greater stake in the town and in the university.
Peter: Why don’t they?
David: You’d have to ask them. The demand isn’t there. They can
fill their positions with people who are coming from other areas, as
opposed to their faculty and staff who they have to accommodate or
they would go somewhere else.
Mary Ellen: They spend a lot of time telling you how much they do
for their graduate students. And they don’t give you the numbers.

David: I think this is a discussion we can have with the university.
We left the last table [Town-Gown] saying there are ways we can
work together to meet mutual needs, as opposed to having the
university give more money and the Boro would get more money.
This would be a way of achieving goals that each of us should
recognize.
Mark: A natural economic solution, rather than a policy-based,
coercion-type of guilt-laden. I mean a lot of we are trying to do is
guilt them into giving more money to the Boro because Harvard does,
because Yale does. Let’s look at what would make …
--: This is not just about money. Has the Township and the Boro
looked at parcels that would be available to put this workforce, very
low affordable housing?
Mary Ellen: Yes!
--: Has anyone made a plan for that?
Mary Ellen: There are lots and lots of parcels. They are all
owned by the university. They are outside Princeton Boro and
Township for the most part, and they want to make money on
them! We could have put the hospital on their land in West Windsor
and had the Dinky go right to it. But, no, no, they wouldn’t do that.
So we have the hospital going over to Plainsboro where we are going
to have to spend millions of state dollars to re-arrange the
transportation, [or, perhaps they won’t do it]. It is outrageous. It is
stupid.
David: There are active plans now to re-develop the site that
currently has Merwick on it…and the Y and Stanworth. The
university owns Stanworth at the bottom of Bayard Lane. They are
currently talking about using that site for faculty and staff housing,
like Hibben. The upper half of the workforce.
Mary Ellen: The ones they care about.
David: Assistant professors and up and corresponding staff members.
All tenured… Not graduate students. Although they may have some
graduate students now living at Hibben-McGee just because they
have enough faculty and staff housing, and people don’t choose to
live there because it is a little far away. The point is: THERE IS
LAND. It is currently under discussion actively right now. If the
community wants to see more moderate income housing, even if it’s
restricted to university moderate income people, there is certainly a
reasonable possibility that we could do that. We must get to a point
where we have mutual needs and mutual goals.
--: Hopefully, the university will want to get the long haul trucks off
of Bayard Lane. It is a very dangerous situation, coming through an
historic district.
Peter: If the community, by and large, believed there ought to be
more low-cost housing available, or middle-income housing…
Mary Ellen: Low cost housing. Low-income people.
Peter: Low-cost housing...ok. The university has the ability to do that
but doesn’t choose to. Isn’t there a political structure in the town that
the university depends on for approvals of various things where those
approvals can be withheld and then the university does what the
community wants? I mean isn’t that the way a normal political
system works?
David: To a certain extent, yes. Usually the zoning requirements deal
with bulk, how far the setback is, how tall it is…as opposed to the
economic composition of the units itself. We can certainly have that
discussion in the context of the zoning decisions that are about to be
made..then get a commitment form the university, whether it is
voluntary or not to do that.
Mary Ellen: How tight can the decisions be made? We are in the
process. They have already begun their planning process. We are
supposedly in the beginning of a new Master Plan. How tight can we
make that zoning? It is probably not going to be enough because
much of the land is outside the jurisdiction of our municipalities.
David: Under the current zoning, if we did nothing, they could tear
down the existing housing at Stanworth and build many more units
there.
Mary Ellen: That is the kind of thing they have always done. I was
on the Planning Board for a number of years. They build to the
zoning. So, whatever the zoning is, they will build to it and won’t
even come in for concept review and all of that kind of thing because

they want to do what they want. Then, how tight can we make the
zoning? You are saying that there limits.
David: We are having those discussions now. We had our first
meeting with the hospital about re-zoning Merwick last week. That
discussion will continue over the summer, into the fall.
Sheldon: And the zoning is hopefully being set up so that Stanworth,
Merwick and the Ys are being encouraged to work together. Is that
correct?
David: Right.
Sheldon: David, can you imagine a financial facility that would
encourage the Ys and the university to do something in a new
way where the bottom half of the university employee pool and
the community might find some housing out of this?
David: That would be nice, but the university currently doesn’t see
that as a priority. They have made that clear.
--: The way to get people to see that as a priority, is to put political
pressure on them.
--: That is what we are doing here today.
--: Visually, perhaps, if the Princeton Future organization has the
resources to do a bar chart that shows how much housing the
university has provided for its faculty and staff vs how much it
has provided for more workforce and low-income…and then
another bar chart showing the demand within the community for
low income housing. And have those side-by-side. And then it
would be a matter of shaming someone into doing the right thing if
you have it visually like that.
-: Another problem is parking. In downtown, putting all of the
parking underground so that you can have parks in the residential
areas. We do need to provide housing. And we do need to provide
parking.
David: The nice thing about the land we are talking about is that
there is very steep grade and you could put a garage above ground
but it wouldn’t be conspicuous.
--: It is better to have it underground, though. Then you can have
green…
Mary Ellen: Depending on whether there is a spring underground.
Sheldon: I do think if there is community will, putting a serious
garage under the Y playing fields in that slope, would be a huge
benefit to the community.
David: I can tell you the Y has water in its basement when it rains.
Sheldon: You need better pumps.
David: If Nassau HKT ad designed the garage the right way we
wouldn’t have had the problem. It’s a design issue.
Carolyn Hoyler: At Penn, the University has financed the
construction of several UNDERGROUND parking garages for
use by the community as well as the university.
Mark: Is this conversation totally about housing?
Peter: No.
Mark: I think there are other things we can look at that would make
this an attractive place to live for low to middle income families.
What could we do to encourage the voices from that group to be
heard? They can shop...they get their kids to school…they can all of
the things they need to do to lead a full life. Maybe there is a way to
take economic pressure off of them so they can afford to pay a higher
percentage of their total income to housing. This happens. People live
in New York City. They dedicate 40-60% of their income to live
there, but they don’t have to own a car. I love walking down
Witherspoon St and seeing a travel agency that specializes in travel to
places lie Guatemala. Low to middle income is needed in
town…they don’t need a car to shop, to get kids to school. The
benefit is vibrancy, diversity.
David: HOUSING IS THE KEY. You can live in Princeton and meet
your needs without driving a car. Many, many people do it. There are
many people living with very little money. Whether they are part of
the immigrant population, graduate students…there are many people
living with very little money as long as they have a place to live.
--: Yes.
--: They need to be near public transportation. We need to
provide…A bus line, And if the Dinky moves, we need to make sure..
--: Do we know what incomes people have?

Mary Ellen: 20% of the families in Mercer County earn less than
$25,000/yr. $20,000/yr is poverty level at the Federal level. And you
can’t live in this area at all unless you make more than $40,000. That
is where affordable housing begins. You can’t afford affordable
housing unless you earn $40,000. People don’t recognize what kind
of poverty exists. Those people are coming in here by public
transportation to work here for low paying jobs at the university that
don’t have the benefits and don’t have the housing. And the
university spends lots of its wonderful cash to provide low mortgages
& subsidized housing for its high-level staff. It’s an inequity. We
have lots of inequity in this country and lots of it right here.
--: I worked in a store in Princeton and made $8/hour. I could never
have lived here. It is really very depressing.
--: Is there anything we can do about the tear-downs..and build-out in
the community? If there is a smaller house in the township, it’s going
to be torn down as soon as a developer can get their hands on it. It’s
hard to keep our small homes.
David: The zoning doesn’t work for that. That’s because left to their
own devices, if you allow more concentrated housing, it’s not going
to be affordable, other than the requirement we impose for very low
income housing. We can’t force them to meet the demands of the
middle income market who are above the level affordable housing
ends.
Mary Ellen: There is nothing that requires you to meet the needs
of the people I’m talking about either. It requires subsidy by the
university.
David: We have affordable units that with enough determination,
people with very low incomes can afford.
Mary Ellen: You have to make more than $25,000 to qualify, afford
a COAH unit.
David: That’s not…There is not nearly enough to meet the need
obviously. Our community has 100’s of low income units. The
Princeton Housing Authority; Princeton Community Housing; the
Boro’s and the Twp’s affordable units; Elm Court…many are
restricted to elderly and disabled. We have some that aren’t.
Peter: Aren’t those pockets of real poverty in Princeton, at least
among those pockets, the immigrants, either legal or illegal, living 3
or 4 to a room off Witherspoon St…with no political representation,
with no real voice in this community?
David: When you say “...have no political voice” …it is certainly
true today. I came to Princeton long after the wave of Italian
Americans. But many of my friends and classmates in high school
were second generation in America. And certainly, their descendants
have a very loud political voice! And, I fully expect that the
immigrant population will remain in Princeton and have ties to
Princeton. And the second & third generation will have political
voices. And what we do today will resonate …and if we don’t pay
attention to it, we’re foolish.
Carolyn: I had a guest from London who took the bus back to New
York. She told me that she was the only person dressed in a suit
because she had been here to a concert. She said everyone else on the
bus was a day laborer. They were traveling a great distance to work.
She felt very sad, was very upset that they had to travel such a
distance to their job.
--: I was thinking about what we were discussing at the other
table..the businesses and the retail. That goes together. Because if we
want to have lower income people in town, with what you are saying,
they might be able to get by, by living downtown. For example, not
having a car. They have to be able to sustain themselves. They have
to be able to shop for food at affordable prices and get services.
Mark: The tie-back is that local merchants could afford to be here
and hire locally, they’d begin to support a local economy. The stores
that are coming, a classic example would be Banana Republic. They
are going to hire people who represent the brand. It’s hard to
build the diversity in, when the merchants coming in are encouraging
a more ‘homogeneous’ market.
-: I think a lot of the problem is a lack of education and also a
language problem. My daughter goes to the Charter School, a part of
the public school, anybody can go…It is a lottery to get in. A lot of
people think that it is a private school and it is not. It has a lot of

ethnic diversity, but it does not have a lot of income diversity. I think
it is because they just don’t know about it. They go out into the
neighborhoods, but they just don’t know about it. I know I was
calling the food courts, I was making a list of restaurants for this new
website, I called a couple of the places there, they couldn’t speak
English and they hung up on me. Maybe those are the people you are
talking about in the neighborhoods. It is where they are working.
--: My neighbor has 4 children in the charter school. How can
someone win the lottery that many times?
--: If you have one child in there, then you are kind of on a list, and
they have preference.
Tara: It is interesting that you talk about…what is happening on my
street..is this big development with 14 units. Well, you might think
ahead and say ‘fantastic, we need to provide housing for over 55s’.
But these units are going to be $700-800,000 each. I don’t know who
is going to be able to afford these. The character of the
neighborhood is important. We want to have a diverse
community, but we also want our community to maintain its
character. And, I think that has to be a balance.
Mark: I would guess people that can afford that are probably buying
them with savings and moving from a larger house out in the suburbs.
It probably means they are not working, so they are not highly
engaged in the community except as consumers. So compared to
someone who would move in and become part of the living, local
economy of the town...that’s part of the character in addition to the
look and feel.
Tara: I do have a little bit of a problem creating such dense housing
that is only for a certain group of people.
Peter: They will be good customers for your wine shop, though.
--: These are people who give back to the community…they teach
English as a foreign language. They are volunteering. They are doing
so many jobs for no pay.
David: But the reason, though, it is not because we are trying to meet
the needs of people over 55 who have $850,000. It is because we
don’t want kids in the public schools because that costs us money in
property tax.
--: They have no place to go, though. These are people who have
lived here all of their lives. They have houses and they need to
downsize.
Mary Ellen: So their houses are over a million $?
---: No, I think they are probably poorer. I see my neighbors having
to move from a house where they have lived for 30 years because
of the tax issues. She is leaving, moving out of the Boro. They will
go to another town nearby. So the people that buy $700,000 are not
people who are downsizing, I don’t think. They are people who are
going to move from some other town to Princeton because of the
prestige.
David: Let’s talk about that, because I think that is presenting a
misleading picture. If you are burdened by taxes, and many people
are, and move out of the Boro to another town in NJ and you buy the
same house of the same price, you will have the same problem. You
have to buy something substantially smaller, or you’d have to move
out of NJ. If you want to save money on taxes, get out of the state.
--: The rate taxes have been going up in the Boro is astonishing
compared to West Windsor.
David: Our taxes are still substantially lower than every town in
Mercer County, except Princeton Township.
--: The tax rate?
David: No. If you have a $500,000 house in Princeton, you are
paying less on it than if you had a $500,000 house in West Windsor.
Sheldon: You are talking to just about the only guy in the room who
can answer you!
David: Seniors can get a break if they have a relatively low income of
$40,000 or less. Your property taxes are fixed at 65. They never go
up.
Mark: To bring this issue full cycle. Here we are talking about how
to create affordable housing, which to me means lower taxes being
realized from those properties, which means subsidizing those
properties by the other tax payers. And yet then we complain that
taxes are going up. Is there an answer to that?

David: That’s right. The people who are right above the level they
would qualify for, get squeezed. Because, now, all the housing is
more expensive. The answer is, you have to find some money from
somebody else. Who is there? $14 billion across the street. So that is
the natural inclination.
Peter: They could create a housing trust. Or, something that is
dedicated to providing low or middle-income housing, right?
Mary Ellen: Absolutely. They could take money and use it as
subsidy, or they could take land and make it available. That would be
easy for them, but not so easy for us, because the land would
probably be in West Windsor.
Mark: Compared to a developer who is going to have a relatively
short horizon, the university has a long term view of it role here in
Princeton. They are the ones with the 50-year plan.
David: When you see what has gone awry in other communities,
Mark: New Haven
David: Exactly, a classic example. A wonderful, thriving city in the
30’s, and now a very, very stressed, crime-ridden place. A lot of poor
people. A lot of gangs.
Tara: I only realized when I was talking to Sheldon when he was
talking about low-income housing, and he said housing for teachers
and firemen. My perception of low-income housing is that. There is a
whole group who has not able to live in our community.
Mary Ellen: It is also the people who clean your house and take care
of your children. These are people who don’t look like teachers and
firefighters. People are much less sympathetic to the idea of
subsidizing them. We need them and we can’t live without them.
Mark: OK. So we are ready for the answer.
--: When people say Harvard and Yale do better. What is it that they
do?
Mary Ellen: They provide more money to the community.
David: Yale does make low-interest mortgages available to its
working class employees to be able to buy a house and live in New
Haven. There are houses there that they can afford to buy without a
further subsidy. Creating a housing trust and providing rental housing
to the lower income workers at the university: they are certainly
things that could be done and they will help address this problem. It
would create pressure on housing for those without university
connections.
Sheldon: Prior to 1930, the African American community lived on
Nassau St and served as the workforce of the university for 200
years. What we are talking about is a shift.
David: In my time in Princeton, which only goes back to 1963, there
were many working class people who lived here. I went to school
with the children of roofer, carpenters, mechanics…
Peter: Why doesn’t the university see that it is in its enlightened
self-interest to do what everyone, so many of us, is suggesting? Is
it due to a lack of political pressure? Is there fear of resistance?
It can’t be because of a lack of financial resource.
David: That is for sure.
Peter: So, is it lack of political pressure?
David: It is lack of political pressure from the outside. It is fear of
resistance from neighbors who would be living next to more
intensive development to accommodate this. And it is internal
pressures at the university to meet other needs, including needs
from higher-level faculty & staff to find places to live in
Princeton. They would rather address those needs because they
feel it is more important to meet their own institutional needs. Q:
It should be called WORKFORCE HOUSING FOR THE
COMMUNITY AND THE UNIVERSITY..more positive
connotation.
Jody Erdman: On Martha’s Vineyard, 2% of every real estate
transaction goes towards a land trust. Maybe the university could
join the town. And they provide jitney buses for them to get around.
Sheldon: So Martha’s Vineyard is the model for here?
Jody: They need housing for low income people.
Mary Ellen: How does the trust work?
Jody: It’s 2% of all the housing sold, real estate sales, benefit the
town. So money is put together and they purchase housing.
--: Sounds like scattered sites.

Peter: Another aspect of working and living would be the commuter
population. I would guess, some thousands of Princetonians, who
commute to New York, primarily. And that is about to get even more
difficult if the Dinky Station moves further from town, so it not so
walkable. Is that going to happen?

Mary Ellen: I think we have to stop it from happening. That why I
am here for 5 hours this morning!
David: It is hard to say.
[End tape]

Working & Living Table
Session Three
Present: Peter Kann, Moderator; Kristin Appelget; Bill Moran; Fran Benson; Mike Suber; Phyllis Suber; Sheldon Sturges, Scribe
Peter Kann: Why don’t we start. I grew up in the town and intend to
stay here.
Sheldon Sturges: I live in Queenston Commons after 10 years on
Palmer Square. I used to live in the township, for 20 years.
Phyllis Suber: I have lived in the township for 45 years. I worked in
Princeton for a long time, so I am interested in whatever issues are
involved in working and living in Princeton.
Mike Suber: I think what I have discovered over the years, and
reinforced by the discussions at the two prior sessions is that land use
planning really comprises zoning and, the infrastructure that results,
is all critical to how we interact and to the design of human
settlements. In a prior session, I compared Princeton to some of the
villages in Europe that we find attractive. Typically, they have green
space, narrow streets and alleys. It facilitates a kind of community in
which people know each other, I think more intimately than we may
in Princeton. It is because PEOPLE LIVE & WALK TOGETHER
AND SIT ON FRONT PORCHES. Community design, I think, is
really critical. 2 centuries ago, we had a blacksmith working and
living next door. I think our zoning has forced citizens live too far
from where they work….too far from the center of the community to
walk and to get to know each other. Our working environment has
certainly changed in large part because of zoning.
Fran Benson: I live on Bainbridge. I have lived here for 37 years.
My particular concern is that this community make it possible for
people who have lived here for many years, can continue to live here
after they retire. To have facilities so that people can do that. I don’t
think people should have to move out of town once they become
older. I know people who have felt that they have to move out of
town. There really aren’t facilities.
Peter: Do you mean local transportation?
Fran: Transportation, yes. There need to be different kinds of
services…such as mass transit. The advantage to the town is intergenerational, not only from a community point of view, but also,
when retired people move out, often, people with children move in
and there are more people for the school district to handle which
makes the taxes go up, and they are already incredibly high.
Henry & JC Power [sp?]: We moved here 3 years ago, living in the
Township, very close to the Boro. At this stage of life, transportation
and the schools. Keep it the way it is.
Kristin Appelget: I am Director of Community Affairs for Princeton
University. Princeton has always been a big part of my life growing
up. My mother is from Princeton. My great grandparents were
merchant owners in Princeton, owning the barber shop, HP
Clayton’s. Princeton has always been a part of my life.
Fran: Could I ask you…You said that you don’t live here
unfortunately. Would you live here if …
Kristin: If I hadn’t signed the contract for a new home a few weeks
before I took the job with the university, I would be living here right
now.
Sheldon: A commercial about Kristin…She’s terrific. She really
brought the Chamber of Commerce back to life and moved it back
into town. We are very lucky to have someone who understands the
needs of the downtown business people now working for the
university. We have lots of hopes for you, Kristin!
Bill Moran: I was born on Pine St. many years ago. I have lived,
worked, owned a business…have lived in the Township, now live in
the Boro on Wiggins St, a couple of blocks from here. I can’t imagine
living anywhere else on the planet! My great, great grandfather lived
as a blacksmith in Jugtown. I work in Jugtown in the Whole Earth

Center. I hope to age in place. My final destination will be across
from the library, I suppose.
Peter: There is no particular structure here. On the scrap of paper we
handed out we provided one perspective which is that it would not
seem in the long run to be a very healthy sign for any community
if the people who provide the essential public services to the
community can’t afford to live in it….and wind up being imported,
whether that is policemen, teachers or firemen. And that the
university has a somewhat similar issue in that while its senior
faculty can afford to live in town and gets various subsidies, the
people that mow its lawns and do its lower wage work also can’t
afford to live in the community. There are lots of other issues that fall
under living and working…from “How could one make life easier
for commuters who have to go to New York everyday?”…to
“What about poverty in Princeton?”… to any number of other
issues… “What about a largely invisible Hispanic community? That
to the extent it can live in town, lives in crowded rooms, 3-4 people
to a room in order to wash dishes in the restaurants”…It’s a whole
mix of issues. All perspectives are welcome.
Kristin: I would start by saying that it is a very interesting question
and, I think that a lot of it comes down to state policy. I hate to
blame the state, but when you look at the affordable housing
regulations, that are set before the community by the Council on
Affordable Housing, they require the Boro and the Township to
do certain types of planning that maybe don’t allow them to meet
the needs of the community. It is unfortunate, for example, that
for the building we are putting up in the Engineering Quad, we
have made a $2.5 million contribution to the Boro for affordable
housing, yet what that results in, as directed by Boro Council, is 5
units of housing. I heard an interesting comment about creating
smaller living spaces. An SRO-kind of thing. I don’t think the
municipalities have the ability to be creative because of the state
regulations. It is unfortunate.
Sheldon: Did you just say there is a check going to the Boro for $2,
500,000 for 5 units on Leigh Avenue? That doesn’t make sense.
Bill: There are renovations too, right?
Kristin: That’s for 5 units on Leigh Avenue.
Sheldon: The 5 units might cost $5-600,000 max. Where does the
rest of the money go?
Kristin: Then they get a check for $1,900,000 at the end.
Sheldon: So it will go into the Boro Housing Fund?
Kristin: However the Boro Council decides to make it happen. That
is it in a nutshell. Doesn’t that seem to be a very large number for 5
units of housing?
Sheldon: Of course it is.
Kristin: How creative could we, as a community, be if we weren’t
subject to affordable housing regulations from the state that require
us to do things that towns in South Jersey and North Jersey have to
do that have no relation to what our possibilities might be.
Peter: So even 5 those units can’t be reserved on a local level for,
let’s say, the families of local policemen?
Kristin: Right.
Peter: Because you can’t have local preference, right?
Kristin: Right.
Sheldon: COAH housing has to be marketed affirmatively to the
region.
Kristin: I don’t want to speak for Sandra Rothe, but a great deal of
the people that apply for housing come here or, from Kansas, but you
can’t preference it. And isn’t that a shame?

Bill: I thought PCH does preferential.
Kristin: Not if it is COAH-qualified housing which is towards the
Boro & Twp contributions they must make
Sheldon: Couldn’t we in Princeton, as a community, create a new
financial facility, a community housing trust of some sort, where
Princeton figured out how to do this itself? In other words, on top of
COAH, beside COAH, whenever/whatever the state is going to sort
out what its rules are. There is land. The university has an interest
in keeping the community diverse and to have this mix of housing
options. And Peter’s point about our teachers and police and firemen.
If they live here and work here it is better for the town. It is a simple
thought. It would help attract faculty. It would help the institution to
grow.
Kristin: It has to start with the Township and the Boro. Right now
you have Princeton Community Housing. You have a housing agency
run by the Boro. You have their Affordable Housing Committee and
the Township’s Affordable Housing Committee. All different
organizations. All working towards the same goal. There has be
some sort of leveling of the playing field. An agreement to work
together. That has to come from the community.
Sheldon: How would that come forward? You are talking about
some sort of collective, community-wide discussion
Kristin: That becomes a very difficult decision to make because you
will have groups giving away some of the control they already have.
You have to have an agreement in principle that the end goal is
greater than the sum of it parts.
Peter: Well, the one thing they’d all agree on is the university is rich,
right? And can afford somehow to subsidize…
Kristin: Well, we are making a $2.5 million contribution on just one
project…Yes, we have $13-14 billion, but our alumni haven’t given
us that money without putting some stipulation on it, most of that is
donor-directed and specified to what the end use is. It is not easy for
us to take money and re-direct…We make investments into the
community because we care about the community. It is important
that this community be a lively place to be, so we gave half a
million dollars to the construction of the new library. We bought the
Garden Theater many years ago and renovated it. There is an operator
there that keeps it as a movie theater.
Sheldon: One of the things that is hard for us, all of us, to understand
is the difference between a million dollars in the 60’s when we all
sort of knew what a million dollars was…and now we have the
endowment going up by two billion a year. It seems to me that the
question is: Could there be some socially-responsible investment,
some new facility, that is set aside for the well-being of the
community of your home town? It would be something new. Not
just blaming COAH. Not blaming the state. It is the university and
the community saying “This is the kind of town we’d like to become.
And we are going to be pro-active and friendly and open and try to
figure that out together”.
Kristin: We are at the table! But the Boro Council told us that this is
what they want us to do. We are pursuing taking the 5 units and
rebuilding them. If they had told us something else, we would have
done it. I agree…
Sheldon: This is a first baby step…
Kristin: I agree that this is a baby step. It is what we were directed to
do.
Fran: Is it possible for the university to set aside some of its land to
build some affordable housing? There are so many people who are
connected to the university.
Kristin: When you go across the Canal, it is West Windsor.
Sheldon: But you could still do it…for Princeton.
Fran: You could still do it, yes.
Bill: I wouldn’t mind living there.
Kristin: I can’t speak for Princeton about giving away land. I am not
a trustee.
Fran: Not giving away….to use …to house many of the people who
work there.
Sheldon: We didn’t say ‘giving’.
Kristin: We do use our property to provide housing for the
community. And we provide housing for 70% of our graduate

students. Which, when you look at our peers, that is well beyond
what many of our peer institutions do. Out of 2000, that’s about
1400 individuals who are not going into the community and looking
to take up housing units. We have other rental and personnel
programs on our property for faculty and staff. We have announced
that we are purchasing the Franklin lot from the hospital and we have
said to the community we would like to talk to you about placing
housing here. So, we are doing that.
Fran: I am thinking of all of the people driving into Princeton every
day. 100’s of cars. You can’t around.
Kristin: Also, as beautiful as this community is, there some people
who don’t want to live here.
Peter: That’s possible!
Bill: I think that the first thing you mentioned, we need to reconstruct some sort of over-arching housing
trust/authority…Everyone put aside their own thing…and build a
new one. All the parties sitting down from scratch. Forget the past
and move on from here. The Franklin Avenue thing is a great
opportunity to do something like this between the university and the
town and all of the people involved. There is already subsidized
housing there.
Sheldon: What I would worry about is the concentration of
poverty…solving all of the problem on one site. What I have been
hearing is that the university is thinking about its obligation to the
Boro, there, and to the Township, out at PCV. It is better in terms of
social policy if it is mixed all around the town.
Bill: Oh, absolutely. The project could be mixed. At the hospital
site, instead of what they are planning, it could be a great
experiment. Instead of putting all of our projects out in the
woods, the way we have been doing all of these years, let’s bring
them into town and scatter them around.
Peter: That gets to your point of a walkable town.
Mike: It would make it a more cohesive community. A more
livable community. Then, there is more opportunity for green
space around it. I grew up in North Jersey where one town merged
into another. There was basically very little green space and probably
none now. We still have green space around Princeton, but it is out in
Hopewell and Montgomery. I think those involved in planning have
not been aware of the benefits of living close together because they
are swayed by those who want to have a 4000 SF home on a 2 or 5
acre lot and have their children picked up by a school bus, and for
themselves to drive everywhere because they live too far from any of
the businesses or centers of attraction, such as this library, to walk. It
is the design of the zoning, the Land Use policy, that has been so
destructive of the green space and the forests of which we speak. To
change that would require a complete revolution in attitude, or $10
motor fuel.
Bill: You touched on why we Boro folk consistently reject the
overtures of the Township to merge. It is because a lot us see our
lifestyles and points of view as at great variance from a lot of the
folks in the outer Township. I always say the ‘outer’ because I don’t
mean the folks who really belong in the Boro. because of the nonannexation policy. Obviously, the downtown should be connected to
the Boro. But it has nothing to do with Princeton Ridge in my
opinion.
Mike: Have we talked about senior housing and the opportunities.
You were speaking of the benefits of a variety of ages living here and
aging in place. It is a social dimension and, of course, very heavily an
economic dimension. People who are retired, may no longer to be
able financially to live in Princeton. I know I worked with people 3040 years ago who said as soon as their children were out of school
they were moving out of town because the taxes were high. That
comes down to the school cost per pupil in Princeton is amongst the
highest in the state. I haven’t analyzed why that is the case. It is
certainly a major factor about people moving or staying.
Fran: I was going to say that, you know, people often say that it is
seniors who often vote against the school budget. But Charlotte
Bialek who was on the Board said that they had done some research
and found that it wasn’t seniors who voted against the school budget,
it was people whose kids had finished at the high school.

Bill: The seniors have been here long enough to see the benefits from
a good education.
Peter: Isn’t the population in the community aging sort of
inexorably? It is not an unwelcoming environment to older people, I
think.
Fran: But there aren’t good living facilities. Options. Year after there
have been proposals for senior housing. They have turned down one
after another. So there people living out at Stonebridge who don’t
want to be there.
Kristin: There was talk at one point that this [the square] would
become senior housing.
Sheldon: Yes in 1978.
Mike: The concept of a CCRC was talked about for the hospital site,
but either Hillier or the planning board didn’t take it seriously. A
CCRC would bring no school children. Traffic would be less.
Bill: If everyone stayed in their home and no one moved out, then
eventually, there would be NO school children! I have lived here long
enough to see three schools closed in this town for lack of children.
Peter: In theory, if you say what are aspects of a healthy community,
families with children are among those. Otherwise, you live in a
retirement community which is boring, if nothing else.
Bill: Stonebridge looks like a minimum security prison.
Kristin: Outside of the tax issue, you can read anything in Forbes or
elsewhere, about the boomer generation’s retirement. Retirees say
they want to live in college towns. I see it because my office
manages the community auditing program. People move here
because they are close to the resources of a major academic
institution. There two different levels of retirement: active and
then…somehow this community can be more appealing to a retiree.
Is it transportation? Is it the jitney the Boro is talking about? What
are the other amenities? It is a multi-layered issue.
Sheldon: It is a fascinating comment. I have often gone to the public
lectures on campus at 4:30 or 7:30 and I would say, almost always,
the majority of the audience is made up of citizens of the town, not
students.
Bill: I go to Richardson Auditorium a lot. I see all of these buses
from the retirement communities there.
Mike: They here to the library for the book discussions.
Mike Littwin: I work for the Department of Education. When you
talk about how much it costs to send kids to school, you have to
understand 2 things. The lower you pay, the more dense it is. And the
less likely they are going to be successful in life later on. The
cheapest place to send a kid to school is Trenton. Not only do they
have to compete to go to college. They have to compete to stay alive.
If you lower the cost per pupil, you are going to bring more students
in, because it is cheaper to teach a 100 kids at a time.

Kristin: It is such a charged question. I was on the Town Council in
West Windsor before I came to the university. A huge issue there, as
well, is the school children. I was always disappointed when the
conversation would go to: “We just don’t want kids!’ I think it is very
sad when it comes to the point where we are saying we don’t want
kids and families in our communities. It is just going to cost us.
There must be a balance somewhere. We want a ‘lifespan
community’, a place where you can age in place. How is it that we
can look at the assets we have and make it…
Fran: Let me ask you…there was letter in the paper, the school
budget was turned down here. One person said to me angrily: “She
lives in Hibben so of course she is in favor of the school budget, she
isn’t paying the taxes, we are. ”
Kristin: She is paying for it in her rent because we pays taxes on all
of our housing except the graduate student housing.
Fran: I said that and she said ‘yes, but the university subsidizes
housing..”…Is that right? Is her rent less than it would be in for
instance on Pine St, or whatever?
Kristin: I haven’t rented in Hibben or on Pine, so I don’t know. I
would assume it is cheaper to live in Hibben.
Fran: So what this woman was saying is accurate: the woman in
Hibben is getting a good deal from the schools.
Kristin: Taxes are being paid on the unit in which she lives. We
don’t have a discounted rate the school district applies to us. And you
look at many universities around the country that simply don’t pay
those taxes.
Peter: Here is another issue that got touched on in one of the earlier
sessions. There is this big commuter population in Princeton. They
are also significant taxpayers. And commuting is likely to get more
difficult if the Dinky moves further away.
Kristin: It will get easier!
Peter: You think it will get easier? You won’t be able to walk.
Fran: Well, that’s the university’s point of view.
Peter: Why doesn’t it run up to Nassau St?
Kristin: Not with the current vehicle. In our plan, we have assumed
current equipment. The Riverline has been a big success. Our jitney
has running 500,000 trips a year. It is interior and exterior now. We
will be running trips to the shopping center and to Market Fair. As to
housing for the police, it would be interesting to look at the hiring
practices. Do we assume that there are no Princeton applicants in the
pool? Are they able to give a hiring preference? Could they get credit
for living here?
[End of tape]

Structures and solutions.
What community structures might facilitate solutions sought by Princeton citizens?
Would consolidation of the Borough and Township
simplify structures and facilitate progress?
What about the creation of a
community development corporation
to help keep housing affordable?
Or, a special improvement district (SID)
engaging property owners, merchants and downtown residents?
Would it help to regularize financial arrangements between
Princeton, the community and Princeton, the university?
Can we forge a consensus on some specific planning issues?
We believe that there might be a local, ‘Princeton point of view’
that is grounded in our knowledge of our community.

