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I. STRATEGIC OVERVIEW:
A SUMMARY OF THE PLAN
INTRODUCTION

The basic intention of this Plan is to build
upon the recommendations that were made
for Downtown Princeton by the 1996 Community Master Plan. Therefore the structure
of this document is similar to that of the 1996
Plan, and is organized into the same eight
planning Elements. Because the “Plan for
Downtown and its Neighbors” focuses only
on one small part of the larger Princeton community, this Plan addresses the interests of
the community in greater detail than the over
view of the 1996 Plan. In addition, because
a few developments - some quite dramatic are now taking place, this Plan addresses the
detailed impacts of those actions, also.

that extended beyond the speciﬁcs of the individual projects being considered. These meetings were held with the objective of advising
the Borough of Princeton and the Regional
Planning Board regarding the community’s
ideas about the future of the entire downtown
and its environs (its “neighbors”). They therefore intended to place the discussions of those
individual projects into the larger framework
of the individual neighborhood’s interests as
well as an overall community-wide vision.
The meetings were extremely well attended,
and were conducted in a remarkable spirit of
support and optimism for the future of the
community.
Five Zones were identiﬁed for study; please

note that they extend beyond the central portion of downtown, and into the neighborhoods most affected by downtown’s growth,
change, and preservation.
Zone 1: the core of downtown, including the
area located generally between Washington
Road and Bank Street, and between Nassau
Street and Paul Robeson Place.
Zone 2: the area on either side of Paul Robeson Place, including the portion of Palmer
Square that is yet to be developed as residential, Paul Robeson Place itself, and the
southern edge of the John/Witherspoon neighborhood that adjoins the backyards of the
Green Street homes.

Seven fundamental and speciﬁc conclusions
have been reached in the process of completing this Plan. They are the results of two
years of thinking about the future of downtown Princeton, and after many, many conversations and meetings with neighbors, the
business community, and Borough leaders.
These conclusions are the Principles upon
which all of the recommendations are made.
Both the Principles and recommendations are
summarized in this Strategic Overview.

PROCESS: WHO PARTICIPATED,
AND THE FOCUS OF THEIR
CONSIDERATIONS

The ﬁndings and recommendations of this
Plan are the result of work begun by Princeton Future in the fall of 2000. Spurred by
broad public interest in projects that were
being planned for the center of downtown,
Princeton Future helped sponsor a series of
neighborhood meetings that focused on issues

The process of planning for Downtown led to the realization that there
were ﬁve distinct planning Zones to
be considered, whose locations and
boundaries are illustrated here.
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Zone 3: The large green area at the intersection of Paul Robeson Place and Bayard
Lane/Rte 206 that is occupied by three institutions: the YM/YWCA, Merwick (a division of Princeton Hospital), and Stanworth
(low density residential owned by Princeton
University). This area is often referred to as
“Green Hill.”
Zone 4: Witherspoon Street, between Paul
Robeson Place/Wiggins Street and Valley
Road. This area includes the John/
Witherspoon neighborhood, as well as portions of Princeton Township that contain residential neighborhoods, the Community Park,
and the Township government complex.
Zone 5: Nassau Street east of the core
of Downtown, between Washington Road
and Harrison Street. This area borders the
“tree streets” neighborhood and other neighborhoods closer to Harrison Street; it also
includes a large edge of the University and
the small shopping/business area at Harrison
Street known as Jugtown.

RELATIONSHIP TO THE 1996
COMMUNITY MASTER PLAN:
THE STRUCTURE OF THE
DOWNTOWN PLAN

The recommendations for the ﬁve Zones
of the “Plan for Downtown and its Neighbors” are organized in the same way as
the 1996 Community Master Plan. Therefore
the Downtown Plan focuses its analyses
and recommendations on the eight planning
“Elements” of the 1996 Plan: Land Use,
Housing, Circulation, Utility Services, Community Facilities, Open Space and Recreation,
Historic Preservation, and Conservation. The
fundamental purpose of the Downtown Plan
is to build on the work of the Regional Planning Board by addressing issues in a ﬁner

detail than can be done in community-wide
master plans. Indeed, the foundation of this
Plan is the recommendation by the 1996 Plan
that: “A town center master plan is needed to
provide a concise picture of the mix of retail
businesses and residential uses required for a
viable and dynamic center.”

SUMMARY OF THE ISSUES RAISED
BY THE COMMUNITY

The discussions with the neighbors, the community at large, and with Borough leaders,
identiﬁed a wide range of concerns and hopes
for both the downtown and the neighborhoods that adjoin downtown:
• Be aware of the impact of “downtown
creep” on the adjacent neighborhoods.
• Remember the “wound” created by Paul
Robeson Place.
• How can parking for downtown best be
provided?
• Remember the needs of the merchants as
well as the local community.
• What can be done about the community’s
level of reliance on the automobile, which
can encourage the desire to park conveniently, and create the inevitability of trafﬁc congestion?
• Remember the importance of walking and
biking to the community.
• Green open spaces, green streets, and
places to walk and gather, are all important to the community - in the downtown
as well as in the neighborhoods.
• How can the shopping in downtown best
serve our community - and not merely
visitors from elsewhere?
• How can local shopping be provided in
the neighborhoods? (Remember that certain areas, in key locations, are now zoned
for this use.)

Over 100 meetings were held in the course of this
planning process. Over 500 people took part in the
remarkably positive discussions that led directly to
the recommendations of the Plan for Downtown and
Its Neighbors.

• Remember the value the community
places on the human-scale fabric of
downtown’s shopping streets.
• How can we address the issue of the
affordability of places to live? Remember
who actually lives and works here.
• Overcrowding is having a negative impact
on some neighborhoods.
• How can the community’s institutions
- the University, the Library, the
YM/YWCA, the Arts Council, etc. - best
be integrated into the life of the neighborhoods and of downtown? How can they
support the quality of life of everyone?
What are the impacts of their activities on
our quality of life?
• Remember: Princeton is a town that has
become a “center” that serves a very large
region.
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SUMMARY OF THE SEVEN PRINCIPLES AND THEIR SUPPORTING
OBJECTIVES

Princeton Future has based all of its efforts
on a statement - a “credo” - that still holds
after the lengthy planning and community
involvement process. That statement, which
is recorded in the Princeton Future Annual
Report for 2002, is based on the belief in the
importance of maintaining Princeton’s “wonderful vitality.” It is a belief that is important
not only for the Borough, but for the Township and for much of central New Jersey:
“A key element in that vitality, and in the
healthy and sustainable economy it represents, is diversity in its broadest sense economic, physical, and social. The future
of downtown Princeton depends on creating
an “affordable balance” of shops, services,
building types, and green spaces that appeal to
residents and visitors across the income spectrum. Achieving that goal requires thoughtful planning with meaningful, ongoing input
from all members of the community.”
The “Plan for Downtown and its Neighbors,”
that has resulted from the effort that began

All new developments should maintain or improve
the scale and character of the town - including the
buildings, the streets, and the sidewalks.

with that credo, has developed the seven Principles stated here. Each of those Principles
is supported by more speciﬁc objectives that
came directly from the neighborhood and
community meetings:
1. Preserve the quality and character of the
neighborhoods.
2. Preserve the scale and density of downtown.
3. Subsequent downtown development
should be residential, above ground ﬂoor
retail.
4. Make affordability part of every project.
5. Connect downtown and the neighborhoods
by walking and biking.
6. Expand the idea of “preservation,” to
include sustaining the way of life of neighborhoods, and retaining the character of
groups of buildings, even though they may
not be historic.
7. Revenues to the Borough should be
increased, as developments occur.

therefore focused more speciﬁcally, on each
individual Element. Those Objectives can be
summarized as follows:
Objectives Summary: Land Use
• Draw the line between “downtown” and
the neighborhoods; maintain the positive
interactions between the residential areas
and the commercial center, but prevent
“downtown creep.”
• Provide new residential uses in downtown, including within the core of Zone
1/downtown.
• Include a mix of retail uses, including
“mom and pop” type shops that can serve
the real needs of the neighbors.
• Promote added neighborhood-related
shopping within the neighborhoods.
• Integrate the uses and circulation in Zone 3
into a single functional plan.
• Preserve the “funky” character of Zone 5.

Each of the Principles applies in various ways
to the eight planning Elements of the Plan.
The Objectives that support the Principles are

Objectives Summary: Housing
• Affordable housing should be integrated
into the community, and into their individual developments. They must not be
isolated from their neighbors.

Affordable housing should be a part of every new
residential project.

Roadways like Robeson should become pedestrianfriendly links to downtown.
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• Improve the setting of the First Baptist
Church, which is now immediately adjacent to Paul Robeson Place.
• The three institutions in Zone 3 should make
a single, coordinated plan for the area.
• The University facilities and plans should
be integrated into the downtown - especially in Zone 5, where the town and the
campus are the most closely linked.

Added open space in downtown Princeton can become
a center for recreation, commerce, living, and civic
life for the entire community.

• 20% of each new residential development
should be affordable.
Objectives Summary: Circulation
• Make key improvements to improve walking to downtown, especially across and
along Rte 206, and along Paul Robeson
Place and Witherspoon Street.
• Slow trafﬁc on Paul Robeson Place.
• Create an integrated circulation system in
the Zone 3 area.
• Provide adequate parking for commercial
and residential uses.
Objectives Summary: Utility Service
• Eliminate overhead wires along the key
streets, to preserve the trees and improve
the walking and driving experience.
• Evaluate the future possibilities of the
PSE&G site, to be part of downtown.
Objectives Summary: Community Facilities
• Support the new Library by completing
the proposed public square on Witherspoon
Street.

Objectives Summary:
Open Space and Recreation
• Integrate the green areas of Zone 3 into any
new developments that take place there.
• Preserve and improve the tree-lined streets,
such as Witherspoon Street, Paul Robeson
Place, Wiggins Street, and Nassau Street.
• Plan the new public square in the heart
of downtown, to provide for a variety of
activities, and for a variety of people.
Objectives Summary: Historic Preservation
• Speciﬁc neighborhoods (e.g. John/
Witherspoon) should be identiﬁed and
evaluated, so that means can be established to sustain their way of life.
• Groups of buildings that are valued, but
are not historic, should also be identiﬁed,
so that means for protecting them can be
established.

now organized to ﬁt within the outline of the
1996 Community Master Plan, and that they
are based on the Principles and Objectives
listed above.

LAND USE

Zone 1:
• In general preserve the buildings and
open spaces throughout downtown. (See
the Historic Preservation Element, regarding the dual meanings of “preservation”:
the actual preservation of speciﬁc historic
structures, and the preservation of the
quality of life in the neighborhoods and in
downtown.)
• Create a public square that can act as a
civic destination, and that can be used by
the entire community. This square should
be located on Witherspoon Street, so that
it can act also as a gateway to downtown.
• Increase the parking supply within downtown, but within the limits of the existing
zoning regulations.

Objectives Summary: Conservation
• The goals for conservation in the 1996
Plan remain: protect environmentally sensitive areas, scenic corridors, historic
landscapes, etc.

SUMMARY OF RECOMMENDATIONS:

Note that the speciﬁc recommendations that
arose from the neighborhood discussions are

prepared by NassauHKT

New developments in downtown
must respect the scale and character
of the community, while providing
for a lively mix of uses, including
residential and retail. Well-designed
open spaces and additional parking
will create both convenience and
vitality - as is illustrated here in
the design for a new public square
and mixed-use development near the
Library on Witherspoon Street.
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as comfortable tree-shaded sidewalks that
link the community together.
• New residences should face the rebuilt
Paul Robeson Place, to recreate the sense
of neighborhood.
• Provide the desired mix of dwelling types,
including those that are affordable, as
called for in the Housing Element.

Existing zoning districts within the ﬁve “Zones”
of this Plan.

• Add residential uses, above ground ﬂoor
retail, to the heart of downtown.
• Three possible developments have been
proposed, which support the basic recommendations of this Land Use Plan:
1. The public square, mixed-use, and
parking development proposed for Witherspoon Street, adjacent to the Library.
2. The opportunities for improvement and
development between Spring and Nassau
Streets, including the creation of new
public open spaces and mid-block walkways, the reuse of existing buildings for
retail purposes, the inclusion of some
short-term parking, and the construction
of new apartments and retail.
3. A mixed-use (retail/residential) development on the Griggs property, at
the corner of Hulﬁsh and Witherspoon
Streets.
Zone 2:
• Transform Paul Robeson Place from
a “highway” to a typical, slow-moving
Princeton street.
• Each sides of Paul Robeson Place should
become a part of the public realm -

Zone 3:
• The three institutions that own the properties should create a single, coordinated,
plan for the area. Such a plan should
provide for uses that are supportive of
each other, and that link those uses by
roads, walkways, shared parking, and
shared open spaces. Included in such a
plan should be the consideration of senior
housing and more residential development: the area is convenient to downtown,
and is surrounded by a variety of residential neighborhoods.
Zone 4:
• Take steps to assure that the overcrowded
rental units in the area are improved, so
that they are no longer overcrowded, that
their appearance is compatible with the
rest of Witherspoon Street, and that they
are generally consistent with the quality of
the John/Witherspoon neighborhood.
• Encourage additional shopping on Witherspoon Street, especially that which supports the needs of the neighborhood. Note
that the existing RB zoning regulations
now permit this.
Zone 5:
• Avoid downtown creep - change the CB
(“Central Business”) zoning on Nassau
Street in this area to NB (“Neighborhood
Business”), which has a mix of uses simi-

lar to the rest of the shopping streets,
and which limits the building height to a
compatible three stories. (See the map in
section III. Land Use, which indicates the
exact location of this recommendation.)
• Preserve the “funky” character of Nassau
Street.
• Assure that the existing homes on Nassau
Street remain residential; do not permit
extension of the shopping area beyond
the existing limits of the various existing
zoning regulations.
• Permit residential uses in the SB district,
as a further reinforcement of the varied
character of this Zone.

HOUSING

Affordable housing of all types should be
provided, including units which are calculated as “affordable” within the economy of
Princeton, and those which are truly affordable to working people and students. Affordable dwellings of all types should be provided
in any new developments that are considered,
especially in Zones 1, 2, and 3. In any new (or
renovated) residential development the target
for the number of affordable units should be
about 20% of the total project.
Each development that includes these affordable units should be designed to be an integral part of its neighborhood; in addition,
the affordable units must be integrated into
the overall plans of the development and not
set aside and isolated from the market-rate
dwellings.
Note that the provision of affordable dwelling units is a general policy not only of this
Plan, but also of the community at large.
The recommendations made here supplement
those described in the Housing Element of
the 1996 Plan.
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CIRCULATION

Although the speciﬁc recommendations
regarding circulation focus on the ﬁve Zones
of the study process, ﬁve general policies
have evolved that apply to the entire area and,
indeed, to the whole community:
• Continue to encourage walking to downtown; note that 40 % of the employees
now walk to work in downtown and the
University, so the precedent is set.
• Increase the use of public transit, including existing NJT buses plus the possibility
of jitneys to serve remote parking lots and
the various neighborhoods.
• Further encourage bicycle use in all parts
of the Borough: between the neighborhoods and downtown, between the neighborhoods and the community institutions
and recreation areas, and among all the
neighborhoods themselves.
• The design of all new streets must reﬂect
the human scale of Princeton, and must
slow the trafﬁc.
• Beyond the possibility of an addition to
the Chambers Street garage and the construction of a new garage on Spring
The Circulation Plan can be expressed in very
simple terms, as indicated in this diagram of major
entrance roads, new local roads, and the walkway/
bikeway system.

Street, no more parking should be provided within the Zone 1/downtown area.
All future parking should be in remote
lots, if more spaces are needed as
the downtown changes and continues to
improve.
Zone 1:

• The recommended new garage development should include entrances and exits
from the parking structure onto both Wiggins and Spring Streets, to distribute the car
movement and thereby to reduce congestion (note that the entire existing parking
lot now exits only onto a one-way Spring
Street).
• Spring Street should be evaluated for twoway trafﬁc, to permit the choice of drivers
to head east or west.
• The pattern of trafﬁc on Spring Street
should be evaluated to determine if the
sidewalks could be widened, and street
trees added.
• Resolve all delivery issues, especially in
those areas where the new public square,
other open spaces, and mid-block walkways are recommended.
• Manage public parking (especially that
which will be provided in the new Spring
Street garage) to include adequate shortterm parking spaces for shoppers, as well
as spaces for Library users, employees,
and residents.
• If any additional residential/retail
development is considered in the Zone
1/downtown area, and if additional parking is required by both the zoning regulations and the marketplace, a policy
of providing remote parking for downtown employees should be implemented
to open up existing downtown parking for
the new downtown residents. Note that

new (remote) parking lots, and a jitney
service to serve them, will be needed to
implement this policy.
Zone 2:
• Relocate, and narrow, Paul Robeson Place
so that the street looks more like a Princeton residential street, and that trafﬁc
moves more slowly. A redesigned street
may also offer the possibility of residential development on the north side of
the street, as an extension of the John/
Witherspoon neighborhood.
• The new street should include two
moving lanes (narrower than the existing
lanes) and two parking lanes.
• Make the sidewalks on both sides of
Robeson Place comfortable for pedestrians (wider, with street trees at the curbs).
Zone 3:
• Create a roadway system within the site
that links all of the uses and their parking
areas.
• Use this internal system to create two new
signalized intersections on both Route
206 and Paul Robeson Place, to make left
turns possible from the properties.
• Extend Chambers Street into the property,
via a new intersection with Paul Robeson
Place; locate the new extension on the
original alignment of Chambers Street,
which will therefore be set back from
the homes on John Street. Evaluate the
needs and concerns of the neighbors, in
considering possible pedestrian linkages
between this new street and John Street.
• Create pedestrian crosswalks at the
new intersections, to make safe pedestrian
links between the western neighborhoods
and downtown.
• Consider closing the John Street inter-
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could add more dwellings without diminishing the open and green quality.

section with Paul Robeson Place (where
Chambers Street will now be located), to
eliminate short-cut through trafﬁc within
the neighborhood.
• Create a north-south bikeway and walkway that parallels the extended Chambers
Street, and that will link downtown (at
Paul Robeson Place) to these neighborhoods and to Community Park South.
Zone 4:
• Improve the conditions of the sidewalks
to make walking safe and comfortable.
• Maintain the on-street parking, to serve
both the existing (and new) retail uses,
and many of the existing houses.
• See Area 3, regarding the location of a N-S
bikeway that parallels Witherspoon Street.
Zone 5:
• Create visible crosswalks at key intersections, to make safer opportunities for
pedestrian crossings in the shopping area.

UTILITY SERVICE

The Zones that are the subject of this Plan
require only two suggestions regarding utility services. In Zone 1, the PSE&G property
on Wiggins Street has long been looked at
as a possible location of a downtown-related
development, when the cost and technology
of removing the existing switching station
makes it possible. In Zone 4, the entire
appearance of historic Witherspoon Street
will be improved by placing the overhead
wires underground. The trees are suffering
from the trimming for the wires, and the utility poles interrupt pedestrian movement.

COMMUNITY FACILITIES

Zone 1:
The new Library will add vitality to down-

The institutions and community facilities are woven
throughout the community, and the ﬁve Zones, and therefore are integral to the recommendations of this Plan

town, and will be convenient for the nearby
employees, shoppers, and residents. The
public square that is recommended for Witherspoon Street and would adjoin the Library,
will be an essential part of the overall Library
operation and design.
Zone 2:
The First Baptist Church at the corner of John
Street and Paul Robeson Place is extremely
close to the existing roadway. A re-built street
- narrower and relocated - will create the
opportunity for an outdoor space adjacent to
the sanctuary.
Zone 3:
As the three institutions that own this large
area - YM/YWCA, the Medical Center/the
Hospital (at Merwick), and Princeton University (Stanworth) - consider their respective
futures, and consider a single coordinated plan
for the entire site, certain actions could be
evaluated. For example, housing for seniors
would be well located here (as a quiet but
convenient place), the Hospital could provide
some of its services in other locations (just as
the YM/YWCA does now), and the University

Zone 4:
This corridor is the center of many institutional uses. For example, the churches along
Witherspoon Street will always need their
on-street parking, and the Hospital’s plans
must be evaluated in terms of impacts on
the surrounding neighborhoods. The Township ofﬁces and schools are already serving
the community well. A major issue created
by all these institutions, but especially regarding the Hospital, is that they serve the region
and that therefore create great demands on
the trafﬁc capacity of the street. Access issues
are therefore a fundamental part of planning
for the institutions, and for the design of the
street.
Zone 5:
Nassau Street in this area is the longest seam
between the neighborhoods and the University. The discussions with both the neighbors
and the University indicated that the relationship between them is a good one. The only
issues raised related to the car: parking by
students and faculty on some neighborhood
streets, and the substantial focus of University trafﬁc on Nassau Street.

Open Spaces include not only large
public parks and recreation areas,
but also the tree-lined streets and the
active public and private squares in
the heart of downtown.
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OPEN SPACE AND RECREATION

Zone 1:
• Create a new public square on Witherspoon Street, at the Library, as part of
the new mixed-use development that will
include shops, apartments, and a welldesigned parking structure.
• Create a system of new north-south and
east-west public walkways that connect to
the new square and extend the existing
pattern of similar walkways, such as
Chambers Walk. Include retail and other
businesses along these walkways. The
map in the Open Space and Recreation
Element indicates the possible locations of
these important pedestrian ways.
Zone 2:
• Create new sidewalks, on both sides
of Paul Robeson Place, that are safe
and comfortable, as part of a pedestrian
system that links the western neighborhoods to the rest of town. Include grass
edges and street trees (within the green
Historic Preservation is at the heart of the scale
and quality of all of Princeton, but this Plan recommends that the “preservation” of the way of life
of the neighborhoods, and their wonderfully varied
architectural character is as important as the preservation of existing historic structures.

edges) to give the sense of a green walking and residential corridor, and not of an
auto-oriented highway.
Zone 3:
• Create a linked open space system that
is accessible to the community, and that
preserves the existing historic Merwick
garden and the existing allee of Plane trees.
Zone 4:

• Preserve the tree-lined quality of Witherspoon Street, by preserving the existing
street trees and by planting new trees
where possible.

Zone 5:
• Maintain and improve Quarry Street Park,
Barbara Boggs Sigmund Park and Harrison Street Park.

HISTORIC PRESERVATION

Preservation can include a variety of buildings and places, including those that are historic
and those that are merely a valued part of the
community’s fabric. The difference in preservation between “history” and “character” was
an important point raised in this process.
For example, in Zone 5, the “funky” character
of the buildings complements the variety of
uses and, although not “historic,” should be
maintained. Simple guidelines can help preserve the unique nature of what some called
the “Village High Street” without making it
seem uniform or controlled.
Also for example, in Zone 4, the John/
Witherspoon neighborhood values its social
and cultural history as well as its physical
environment. “Community preservation” was
an idea raised in this process, as a result.

In contrast, the three historic districts within
this study area - Bank Street, the Central District, and Jugtown - are valued because of the
historic and aesthetic qualities of the individual buildings and of the places made by the
assemblages of those buildings.

CONSERVATION

There are only two large open green areas
within the study area of this Plan: “Green
Hill” of Zone 3, and the Cemetery in Zone
4. As development takes place in Zone 3,
the guiding principles of conservation that
are described in the Community Master Plan
should be followed, such as the preservation
of visual resources, scenic corridors, wetlands, and various habitats. Valued stands of
trees should be preserved; other landscapes
(both native and the formal garden) should
be part of the planning. The Cemetery, as it
considers means for expanding its business,
should preserve its grand landscape - especially the trees.

As this Map indicates, Conservation in the ﬁve
Zones of this Plan includes two primary areas: the
green spaces in “Green Hill” (Zone 3) and the
Princeton Cemetery (Zone 4).
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SUMMARY: PLAN
RELATIONSHIPS

Borough Zoning Regulations:
The recommendations of this Plan are intended
to reinforce the basic intentions of the
Zoning Regulations by making suggestions
for changes that reﬂect the community’s
intentions. The details of those changes are
described in detail in section III. Land Use.
Community Master Plan:

As stated in the introductory sections of this
Strategic Overview (Relationship to the 1996
Community Master Plan), the entire Plan for
Downtown and its Neighbors is organized to
supplement the eight Elements of the 1996
Plan. The recommendations reﬂect the goals
of the 1996 Plan; it is the intention that they
will supplement, rather than change, the recommendations of the earlier Plan.

CONCLUSION: THE FUTURE
OF DOWNTOWN, AND ITS
NEIGHBORS

• The fundamental understanding that was
reached by the application of these Principles was that downtown is approaching
full build out. This Plan therefore declares
that the existing zoning deﬁnition of
development capacity (height, density) of
downtown (Zone 1) is exactly right. Any
further expansion beyond those limits
should take place in mixed-use centers
elsewhere in the Township and the Borough, as “satellites” of downtown.
• The vision for the future is of a downtown
that remains active and thrives economically, but that does not impose its uses and
developments on the neighbors - and indeed
clariﬁes and improves the line between
downtown and the neighborhoods.

• The vision for the nearby neighborhoods
is that they remain stable, handsome, and
well cared for as they reinforce a real
sense of community among the residents.
• The human-scale quality of the entire
community - downtown and neighborhoods alike - is cherished, and therefore
any change to Princeton as an important
regional center should reinforce that quality. Increased density is acceptable, but
only if it supports the other goals of
affordability, diversity, and appropriate
development of shopping that serves the
neighbors.
• Details matter, so that the health of street
trees, the types of shops, the exact location
and design of parking, the ability to walk
and ride bicycles around the community,
the design quality of the buildings, and
the design of the walking and open space
environment in downtown, are as important as larger regional planning policies.
This is a personal, intimate community,
and it must remain that way.
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II. PRINCIPLES & OBJECTIVES
As stated in the Strategic Overview, the area of
study for the Plan extended beyond the limits of
the “CB” - Central Business district, or downtown - to include those adjacent areas and neighborhoods that are most affected by change and
growth of downtown. In so doing, ﬁve speciﬁc
Zones were identiﬁed as the subject of detailed
consideration:

owned by the University). The low density of
development at the three institutions makes
it the single largest opportunity for change
within the entire study area of this Plan.
Zone 4: Witherspoon Street, between downtown and the Township ofﬁces, which links
the Borough and the Township, and which
passes the Hospital and several older residential areas, including the John/Witherspoon
neighborhood.
Zone 5: East Nassau Street between Washington Road and Harrison Street, including
a distinctive retail area, the “Tree Streets”
Neighborhood, “Jugtown” at Harrison Street,
and a major edge of the University.

GENERAL PRINCIPLES

The Strategic Overview lists these seven “Principles” which guide the recommendations of
this Plan, and which evolved from the extensive citizen input of the planning process:
The Five Zones that were the basis of thinking about
“Downtown and its Neighbors.”

Zone 1: Approximately the area of the CBD,
and the historic center of Princeton.
Zone 2: The sites on either side of Paul Robeson Place, including the unﬁnished Palmer
Square development and the southern edge
of the John/Witherspoon neighborhood. This
is the area where a block of residences in
that neighborhood was demolished to create
a larger site for the overall Palmer Square
development - and is still thought of as a
“wound” in the fabric of the community.
Zone 3: The large green area commonly
known as “Green Hill,” which includes the
YM/YWCA, Merwick (used by the Hospital), and Stanworth (the residential community

1. Preserve the quality and character of the
neighborhoods.
• “Draw the line” between downtown and
the residential areas. Keep the positive
interactions between downtown and the
neighborhoods.
• Prevent downtown creep of commercial
uses, of commercial-use buildings, and of
downtown-related parking into the neighborhoods.
• The existing zoning regulations include
various districts that now act as “transitions” between the commercial center and
the neighborhoods. They can be an effective tool in “drawing the line.”
• Eliminate overcrowded residential situations.
• Heal the “wound” that was identiﬁed by
the neighbors, by correcting the physical

and social separation (and the political
injustice) created by Paul Robeson Place.
2. Preserve the scale and density of downtown.
• Downtown does not need to grow vertically in order to thrive. Buildings need
not be taller than the 65’ permitted now.
• Provide adequate parking, but be imaginative: provide remote parking for employees, and reduce the need to drive.
3. Subsequent downtown development should be
residential, above ground-ﬂoor retail.
• Residents add life to downtown, but
create less need for parking and generate
less trafﬁc.
• Be sure that residential developments
include affordable dwellings.
• If more parking is needed to support
this principle, provide remote parking for
employees.
• Don’t make downtown “just an extension
of the Mall of America.”
4. Make affordability a part of every project.
• As several residents said, “provide places for
my aged parents and my children to live.”
• Assure that residences are provided for
the lower-wage service workers who are
employed here, for graduate students, and
for University employees.
• Include affordable housing in downtown
as well as the neighborhoods.
• Provide affordable rents for shops, so
individual merchants in smaller businesses can also serve the community.
• Assure that affordable residences are integrated into the fabric of the community.
• Remember that affordability in Princeton
has two meanings: the calculations in
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relationship to the existing economic climate, and the actual affordability for
many people who work here.
5. Connect downtown and the neighborhoods by walking and biking.
• Princeton is a walking community; continue
to reduce the need to drive to downtown.
Extend downtown walkways throughout the
shopping area, and into the neighborhoods.
• Reconnect our town: the busy streets
(Robeson Place, Bayard Lane/Route 206)
prevent walking, and out of the neighborhoods from each other and from downtown.
• Make an integrated movement plan that
slows trafﬁc, provides for adequate parking, encourages walking and biking, and
links the neighborhoods and institutions
to each other and to downtown.
6. Expand the idea of “preservation,” to
include sustaining the way of life of neighborhoods, and retaining the character of
groups of buildings, even though they may
not be historic.
• Plan for diversity - of people and activities,
of open spaces, of housing, and of shops, in all new and renovated developments, in
downtown and in the neighborhoods.
• Preserve the key buildings and open spaces,
in downtown and the neighborhoods. Support the on-going efforts of the historic
preservation interests in the community.
• Avoid uniformity of design.
7. Revenues to the Borough should be
increased, as developments occur.
• New developments, and renovations, will
help increase the Borough’s tax base,
thereby supporting governmental services
and constraining the tax burden on res-

idents. These results should, and can,
take place within the existing development limits of the zoning regulations.
• Promote retail uses that will not only
serve the Princeton neighbors, but will
also add to the total tax revenues.
• Promote downtown-type residential developments (which generally have many
fewer children than other residential
types) that will increase tax revenues
without adding substantial parking or trafﬁc needs, and that will add a 24 hour
vitality to the center of the community.
These seven Principles are intended to specifically reinforce the Goals stated in the 1996
Community Master Plan. For example, the
1996 Plan calls for:

the coordination between this Plan for Downtown and its Neighbors, with the on-going work
of the Regional Planning Board as it continually updates the Community Master Plan.

OBJECTIVES: LAND USE

Zone 1:
• Add a public square for civic gatherings,
for use by the entire community; note that
all outdoor open space in downtown is
currently private.
• Promote additional residential units in
downtown - including new developments,
inﬁll units, and renovations; assure that
some units are affordable.
• Promote a mix of retail uses in downtown
that includes small “mom and pop” type
stores that serve the needs of the neigh-

“…maintaining the socio-economic diversity of the
population, and the cultural diversity, that lends the
Princeton Community its special character.”
“Maintain a … mix of uses.”
“Preserve the existing character and mix of commercial, residential, and other land uses…”
“Guide future development with due regard to its
impact on future taxes…”
“Continue to provide the community’s fair share
of affordable housing.”

Retail located continuously along
the sidewalks and walkways is
essential to the real energy and joy
of being in downtown Princeton.

“Preserve the character of the established
neighborhoods.”
“Provide a pedestrian and bicycle path network…
for circulation between neighborhoods, recreation, schools, and shopping.”
“Encourage the development of parking facilities
and….shared parking.”
“Promote use of historic properties…”

These, and others, indicate the importance of

Living in the heart of downtown
adds vitality and preserves the
small-scale character.
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bors - and not only the high-end shops
that serve visitors from the region.
• Provide adequate parking, within the
capacity limits of the available land, to
serve the customers, employees, and residents of downtown.
• Accomplish all of these objectives within
the existing height and density requirements of the zoning regulations for downtown, and within the goal of preventing
outward expansion of downtown into the
neighborhoods.
Zone 2:
• Encourage residential uses that face Paul
Robeson Place. Make it a neighborhood,
again.
• Assure that the new dwellings in this
Zone are integrated into the fabric of
Princeton, and not isolated like a suburban gated community.
• Assure that some residential units are
affordable.
Zone 3:
• Encourage the uses in Zone 3 to be complementary, and to link together.
• If new residential is developed, assure
that some units are affordable.
• If density is increased to meet other
objectives, retain the green and spacious
quality that now exists.
• Note that this Plan identiﬁes the idea of
the common and shared infrastructure, but
does not deﬁne the speciﬁc form or size:
they are to be created by owners. As their
plans evolve, therefore, this Plan should
be revisited.
Zone 4:
• Promote vital retail that will serve the
nearby neighborhoods.

should include movement patterns that will
improve trafﬁc ﬂow, rather than impede it.
• More walking opportunities should be created: the density of the pedestrian environment in downtown is high enough to justify
added walkways within the blocks that link
the various shopping areas. Follow the precedent set by Chambers Walk.

The precedent of affordable residences has already
been set in Princeton, as evidenced by these handsome homes which are completely integrated into its
neighborhood.

• Promote home ownership and reduce
overcrowding in rental buildings.
Zone 5:
• Preserve the “funky” mix of uses on east
Nassau Street, including both retail and
residential.
• Avoid downtown “creep” east on Nassau St.

OBJECTIVES: HOUSING

• Increase the supply of affordable housing
in the Borough; remember that the employees of many businesses and the University
cannot now afford to live here, and therefore
ﬁnd it difﬁcult to effectively serve the community. Remember also that many seniors
cannot afford to continue to live here.
• Locate the affordable housing in a variety
of sites and situations in the Borough.
• Aspire to include about 20% of any residential development as affordable.

OBJECTIVES: CIRCULATION
Zone 1
• The addition of parking to downtown

Zone 2
• Slow the trafﬁc: Paul Robeson Place looks
and acts like a high speed highway, and is
incompatible with the rest of the Borough.
• Make walking along the sidewalks better:
safer, more pleasant, more comfortable.
• Create comfortable walking links between
the western portions of the Borough and
downtown; design the sidewalks to also
serve as front doors for the new residences.
Zone 3
• Improve the access to the area, with
additional intersections and crosswalks on
Bayard Lane/Rte 206 and Paul Robeson
Place.
• Improve the access within the area, by
making a linked internal circulation system.

The existing mid-block walkway system connects
parking and shopping streets, and is the model for
more such pedestrian areas in downtown.
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• Improve walking and biking to downtown,
from the western neighborhoods, the northern neighborhoods, and the Township.
Zone 4
• Improve the walking environment of the
sidewalks.
• Provide adequate on-street parking for
residents, churches, and shops.
Zone 5
• Make pedestrian crossing across Nassau
Street safer and easier.

OBJECTIVES: UTILITY SERVICE

• Improve the appearance and function of
streets with overhead utility wires.
• Integrate the PSE&G transformer site into
the rest of downtown.

Zone 2
• Improve the setting of the First Baptist
Church, which now has the roadway of
Paul Robeson Place very close to its sanctuary.
Zone 3
• The three institutions should coordinate
their planning regarding uses, parking,
and open spaces.
Zone 4
• Minimize the impacts that the several
regional institutions can have on the
neighborhoods, and on the historic Witherspoon Street, as they plan their futures.
Zone 5
• Assure that the plans for the University
properties are coordinated with the expectations of the adjoining neighborhoods.

OBJECTIVES: OPEN SPACE AND
RECREATION
Zone 1
• Increase the amount of open space in
downtown; add outdoor plazas, sitting

The Hospital, like all of the institutions and community facilities should be supportive of their adjoining
neighborhoods, and the entire community.
Overhead wires detract from the great Witherspoon
Street entrance to downtown.

OBJECTIVES:
COMMUNITY FACILITIES

Zone 1
• Provide a new public open space to support the activities and appearance of the
new Library.

Harrison Street Park, like the other public open
spaces in the ﬁve Zones, is beloved by the neighbors,
and should be carefully maintained.

areas, and mid-block walkways - all of
which are activated by shopping.
• Assure that the open spaces are designed
for use by everyone in the community all ages, all interests, and so on.
Zone 2
• Make the sidewalks along Paul Robeson
Place safe, comfortable, and tree shaded.
Zone 3
• Preserve much of the existing green
spaces; design them so that they support
the integrated development called for in
the Land Use Objectives.
Zone 4
• Preserve and maintain the quality of a
tree-lined Witherspoon Street.
Zone 5
• Preserve and maintain the quality of a
tree-lined Nassau Street.
• Improve the neighborhood parks.
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The many historic buildings in Princeton give the
community its special character.

OBJECTIVES:
HISTORIC PRESERVATION

Remember the difference, in preservation,
between the quality and character of neighborhoods and the actual historic design of
individual buildings and groups of buildings.
As plans are made for growth or change,
“preservation” of both types should be part
of the process. “Community preservation” is
a phrase that was expressed in the creation
of this Plan, and is an essential addition to
the important preservation Goals of the 1996
Master Plan.

OBJECTIVES: CONSERVATION

Although there are only two large green
areas within the focus of this Plan (Green
Hill and the cemetery), the Goals of the
1996 Master Plan remain essential. For example: protect environmentally sensitive areas,
preserve scenic corridors and historic landscapes, and preserve the tree-lined quality of
Princeton’s roadways.

Some of the handsome landscapes that should be
preserved are in Zone 3, such as the garden and the
historic tree allee, both of which are at Merwick.
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GLEMENT
PLAN

Notes: This diagram - the colors, the values - of the existing zoning districts reﬂects the ﬁne-grained variety that now exists in the ﬁve Zones
of this Plan for Downtown and its Neighbors. The uses and the densities generally reﬂect the community’s intentions; only a few
important suggestions are made for changes that are needed to support the recommendations in the Land Use Plan.
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III. LAND USE ELEMENT
INTRODUCTION

The recommendations for Land Use are based on the ﬁve planning Zones identiﬁed in section
I. Strategic Overview. Note that each Zone includes a mix of uses - including residential, institutional, and commercial - so the recommendations generally focus more on the nature of the
physical and social environments than any dramatic change in uses.
All of the Elements of this Plan are based directly on the Principles and Objectives described in
Chapter II. Because planning for the uses of a community’s land is the most comprehensive of
all the Elements, each one of the seven Principles is supported fully by the recommendations of
this Land Use Element.
Although the ﬁve Zones are very different from each other, certain basic conclusions have been
reached from the Principles and Objectives; all of these conclusions apply in various ways to all
of the Zones:
• The line between the core of downtown and its adjoining neighbors must be clearly drawn,
so that the higher density more commercial uses do not “creep” into the residential areas.
This intention has already been expressed in parts of the zoning code, in the districts that are
designed to be “transitions” between downtown and the residential streets.
• The existing zoning code also deﬁnes the appropriate design limitations on future development: buildings should be no taller than the current height limits, and development should
not have any more area than the densities expressed in the ﬂoor area ratio limits.
• Because it is the strong recommendation of this Plan that downtown should not grow any
further up or out, any additional development beyond that which could be permitted by code
should take place in other centers in the Borough or the Township, and should therefore serve
as “satellites” of the existing downtown.
• Any new development or redevelopment in any Zone must reinforce the scale and character
(both the historic character and the community character) of Princeton. Open space locations
and uses, and building designs and uses, all must add to the variety and vitality of life in
Princeton.
The Goals of the 1996 Plan are also summarized in section II. Principles and Objectives, and are
also therefore directly related to these Land Use recommendations. These 1996 Goals amplify
the same concern for the physical and social environments that is expressed in this Plan, by stating ﬁve “guidelines for non-residential development”:
• Promote the preservation of existing buildings.
• The design of new buildings should foster appropriate qualities that respect the bulk, scale,
character, materials, and colors of existing buildings.
• Maintain existing views and vistas (e.g., the relationship between downtown and the University, the views from Nassau Street to the Nassau Inn).

The neighbors of Princeton are at
the heart of this Plan. They took
part enthusiastically, and were very
clear in their affection for their
community and in their ideas for
its future. They were adamant that,
as the downtown ﬂourishes, their
neighborhoods must be protected.

The variety of buildings that exist,
and that are valued in spite of the
fact that they are not “historic”
in this historic town, are representative of the vitality and diversity of
the entire Princeton community. All
planning and zoning policies must
recognize this.

Princeton is, indeed, historic. The
fabric of beautiful buildings, streets,
and open spaces is the clear evidence of the special quality of life
here. But, the idea of “preservation”
must be expanded to also include
sustaining the neighborhoods and
protecting the varied character of
the buildings.
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(1996 Community Master Plan guidelines - cont.)
• Provide new open spaces and walkways, to create a pleasant pedestrian environment that
links parking facilities (with) commercial and cultural activities.
• Design elements should be carefully addressed, especially in the detailing of the outdoor
environments in the downtown.
• A park on Witherspoon Street, across from Hulﬁsh Street, should be considered.

RECOMMENDATIONS FOR THE FIVE ZONES

Zone 1:
• On the whole, preserve the buildings and open spaces that contribute to the ﬁne-grained,
pedestrian scale of the historic downtown. However, there may be a few places within the
apparently built-up core that could be subject to change. If any change takes place, it should
be done with great care, to assure that the human-scale quality of Princeton is preserved.
(Examples of such changes could include an addition at the rear of an existing building, the
replacement of a smaller building that does not contribute to the overall character with a
larger and better designed one, or a signiﬁcant renovation of an existing building.)
• Provide new public open space within the heart of downtown; all existing open spaces are
privately owned, so there is no place for civic gatherings, public performances, town events,
or even just sitting and reading. Downtown needs a such a destination.
• There has been inadequate parking in this area of downtown for some time, a fact which is
commonly experienced by both neighbors and visitors. The completion of the new Library
will add to the existing demand. Therefore, additional parking should be provided, within
the framework of the basic conclusions expressed above: no taller than the code permits, and
supportive of the small-scale quality of downtown.
• Additional residential uses should be encouraged, to add liveliness in more hours of the day
and to add to the economy of the Borough and downtown. Any new such developments
should take place within the limits of the permitted maximum building heights and densities,
and should be served by adequate parking. As in all the Zones of this Plan, a portion of any
additional residential in downtown should be affordable.
• The provision of additional parking, beyond that which could ﬁt within Zone 1 by the use
of parking structures, should be accomplished by the creation of remote parking lots for
employees, thus releasing existing spaces within downtown for use by the shoppers and the
residents here. Although this recommendation requires an extensive shuttle system to move
people from their cars to their jobs, it is an effort well worth evaluating - an evaluation that
has already begun, and has included both government agencies and the major institutions
in the area.
• Three areas of downtown have been proposed for development within Zone 1; as they have
been deﬁned, they support the Principles of this Plan and the basic recommendations made
here:
1. The mixed-use development that includes a public square facing the intersection of
Witherspoon and Hulﬁsh Streets is supportive of this Plan in many ways. This project, which

A new public square that can be
located at the intersection of Witherspoon and Hulﬁsh Streets will be
both a destination for this edge of
downtown, and a gateway to downtown from the north on Witherspoon Street.

A place to sit, a place to dine,
a place to have civic events, can
add the type of character seen
here, and therefore can be completely compatible with the streets
and walkways that already exist.
This example from another community is representative of what can
happen in downtown Princeton

The block between Nassau and
Tulane Streets should be planned
to include an extension of Chambers Walk (see the pedestrian in
this photo who is using the existing
driveway for walking). The block
can also include added retail and
residential, within the framework of
service and parking for the adjacent
businesses.
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includes a mix of residential and retail uses and parking, in a garage behind the development,
which will add the vitality of new residents in downtown and some much needed parking.
The open square will provide the civic destination that is recommended here, and will also
act as a gateway to downtown, from the northern neighborhoods and historic Witherspoon
Street. The size and design recommended are fully in keeping with the scale and character
of the rest of downtown. This portion of Witherspoon Street as it is now has no focus
- no destination to draw people - and so will limit the ability of shops to thrive unless
it is changed. The new open space and the new development are therefore essential for
the health of this entrance to the heart of Princeton. With all of these characteristics, this
development will therefore help in many ways to “draw the line” between the neighborhoods
and downtown.
2. The general proposal for the development of the Griggs property, at Hulﬁsh Street should
also be supported. As the (family) owners said, “My grandfather, Burnett Griggs, owned the
property from about 1925. We believe the site’s best use would be a mixed-use building with
retail or a restaurant on the ﬁrst ﬂoor, and residences on the upper ﬂoors.” (As in all new
developments, the provision of supporting parking must also be considered before approval.)
With these uses such a development could be harmonious and compatible with commercial
buildings on Hulﬁsh and Witherspoon Streets. One neighbor added: “Your grandfather’s food
was excellent!” - and therefore set a standard for what should happen on this special piece
of downtown.
3. The block between Tulane, Spring, Nassau, and Witherspoon Streets includes the opportunity to add new retail and residential uses on the site of the current Tulane Street parking lot,
since those spaces are being replaced in the new garage. As this entire area of the parking
and service facilities behind the stores of Nassau and Witherspoon Streets is being planned,
the existing internal block walkway system that exists elsewhere in downtown should be
extended here. This movement system is described in more detail in section V. Circulation.
In addition, all functional issues must be resolved, such as the maintaining of some shortterm parking, and the organization of truck movement for deliveries and ﬁre ﬁghting. It is the
strong recommendation of this Plan that a clear overview idea for the entire internal block
be established, to assure that movements of cars, people, and trucks are accommodated,
that appropriate parking is provided, that the needs of the individual property and business
owners are met, and that the fabric of the walkable downtown can extend into what has
always been only a service area. Princeton is one of the few small communities where a
second system of walking and shopping can thrive, beyond that of the normal streets and
sidewalks. Full advantage should be taken of that opportunity.
Zoning recommendations, regarding the CB District in Zone 1:
In general, maintain all of the existing regulations. For example:
• Maintain the same set of permitted uses.
• Maintain the existing height limitation, which is 65’ (about ﬁve ﬂoors of ofﬁces, or six
ﬂoors of apartments).
• Maintain the existing density regulations, which limit the total area of development that can
be built on any site. (The area of any building cannot exceed 1.5 times the area of its site;
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Witherspoon Street is both a gateway
to downtown, and a vital shopping
street. A new public square here
would add the vitality of civic life,
and would be the destination that this
part of downtown needs.

There are a variety of uses in the
upper ﬂoors of downtown, including
both apartments and ofﬁces. These
uses offer the opportunity to have a
variety of people here, and to permit
variety in the designs of buildings.

Paul Robeson Place now looks and
acts like an auto highway. It should
be changed to look and act like a
typical Princeton street: residences
facing the street, great tree-shaded
sidewalks, narrow roadways that
slow trafﬁc.
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e.g., a 20,000 sf site can contain a 30,000 sf building, which usually leaves outdoor areas for
light, air, and service. In this case, a 30,000 sf building could be, as an example, a four or ﬁve
story structure with 7,000 sf ﬂoors and 13,000 sf of open area.)
Two small changes could be considered:
• The permitted height for residential buildings is 65’, or 5 stories. Since 65’ is adequate for
a normal 6 story residential building, and since the addition of residential to downtown is a
strong recommendation of this Plan, the actual number of stories should be raised to 6, while
the 65’ height limitation remains.
• The zoning regulations should add the possibility for the provision of required parking in remote
locations, and not merely within the Zone 1/downtown area. As noted above, remote parking for
employees would create spaces within downtown that could serve the downtown residents.

The zoning district of Zone 1- the complete downtown area of Princeton.

Zone 2:
Although there was considerable discussion about trafﬁc, it was observed in the neighbors’ meeting that “The purpose of the town is not trafﬁc and parking- the purpose of the town is to live
together.” Therefore the recommendations for the future of this Zone focused more on the residential quality of life - in spite of the fact that Paul Robeson Place at the center of the Zone
appears and acts more as a highway than a local street. It was also important to the neighbors to
remember that this street was once named Jackson Street, and included single family homes

37-31 Jackson Street

Holland

Pannell

27 Jackson Street

Wilson, Moore

Robinson

17-5 Jackson Street

Service

23-21 Jackson Street

Forman

Gordon, Smith

82 Witherspoon

Kavanaugh (in the rear)

Zone 2: Pictures of the former Jackson Street homes, from the 1950s. Courtesy of Hank Pannell.
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on both sides of the street. When Paul Robeson Place was constructed, as part of the plan
for the future of Palmer Square, the entire
Jackson Street neighborhood was removed.
This dramatic change to the John WitherThis cross section through Paul Robeson Place
spoon neighborhood, the transformation of
shows a narrowed street, tree-shaded sidewalks,
the street itself, the complete separation of
and a feeling of a residential street.
the residential neighborhood from downtown,
and the elimination of a pleasant pedestrian link to the west are the major driving forces in thinking about the future of this Zone.

The YM/YWCA serves the entire
community, and is valued for that
service. Its open playing ﬁelds are
especially valued, for their visual
quality as much as their use. Like the
other institutions, access is difﬁcult,
and additional parking is always
needed.

As a result, these are the speciﬁc recommendations for Zone 2:
• Paul Robeson Place itself should be redesigned and reconﬁgured as a narrower roadway,
so that it can be pleasant and safe to walk along, and can be a desirable place to live. The
recommended details are described in section V. Circulation.
• This reconﬁgured roadway must therefore permit both sides of the street to be part of the
public realm, and must include walking links from the western neighborhoods and Zone
3 into downtown.
• If the “wound” of removing Jackson Street is to be healed, some residences must face
the streets (both Paul Robeson Place and Chambers Street), to make the area seem as a
residential neighborhood once again, and to re-link the John Witherspoon neighborhood with
the heart of Princeton. It is essential that any residential development that takes place here
- especially on the Palmer Square property - must not be designed as if it were a “gated”
community, but must be integrated into the adjacent neighborhoods. Windows and doors
must put “eyes on the street” so that the residents and the passing pedestrians feel secure
and part of a caring community.
• Assure that any residential development that takes place in this area includes its share of
affordable housing, as deﬁned in section IV. Housing in this Plan.
• Assure that any mix of dwellings includes the provision of adequate parking.

Merwick is part of the Hospital,
and so the plans for the entire hospital system will affect its future. It
has especially difﬁcult access onto
Rte 206, and includes, like the
YM/YWCA, a large parking lot.

Zoning recommendations for the CB and R-4 Districts in Zone 2:
No changes are recommended for these portions of the CB and R-4 Districts. The use, bulk, and
parking regulations all support the recommendations made here.
Zone 3:
During the process of considering the future of Zone 3, the neighbors said:
“The (adjacent) J/W neighborhood is small scale, interactive, multi-use: it has independent
shops, schools, playground, restaurants, churches.”
“We need housing for the elderly. We currently put them on ice ﬂows and send them to Jamesburg.”
“I am hearing something very encouraging: pedestrian connectiveness. Over the years we have
heard to opposite, about fears of strangers coming in, which closes off neighborhoods.”

The homes at Stanworth are of a
very low density, as can be seen in
this view: some are only one story,
and there are large open grounds
around them. There is opportunity
for adding more homes without
changing the open green quality.

The YM/YWCA has stated that it may
need more parking; shared parking
with the other institutions could be
considered as a means for increasing
the supply, without removing much
of the handsome natural landscape.
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“This should be a permeable neighborhood, like the other neighborhoods.”
“There is a natural, big, straight-forward solution that suggests itself: make this into a neighborhood that is connected to the other neighborhoods.”
These comments led directly to the recommendations regarding this large and open site:
• The three institutions - the YM/YWCA, the hospital facilities at Merwick, and the University
at Stanworth - should create a single plan for the area, which provides for uses that are
supportive of each other, which creates a uniﬁed movement system, and which shares open
spaces. As one neighbor said, “Make it a place where people learn to walk, to exercise, to
baby-sit, and to walk downtown to volunteer and tutor” - a place with a single idea that links
it to the larger Princeton community, instead of the apparent isolation that exists now.
• The coordinated movement system is especially needed, since it is now extremely difﬁcult
to drive out onto Bayard Lane/Rte 206, and it is virtually impossible to walk along or across
that busy highway. The movement systems are therefore not only inconvenient, but also add
to the separation of the facilities from each other and from their neighbors.
• In order to increase parking availability while using less of the land, a shared parking system
should be considered.
• When designing and planning the future of the Zone, make this a place that is a neighborhood
like the other neighborhoods: open permeable, connected to its neighbors.
Zoning recommendations regarding the R-1 and R-4 Districts, in Zone 3:
Zone 3 is divided into two districts which, as a principle, contradicts the idea of creating a uniﬁed plan for the entire area. Therefore, the primary recommendation is to establish a new zoning
classiﬁcation that will be compatible with a new master plan for the entire area. Such a new classiﬁcation should permit the mix of uses recommended, the opportunities for shared parking, and
a pattern of development and open space that will meet the
objectives established in this Plan.
• R-1: Since this zoning district contains regulations for
single family homes on individual lots, it does not relate in
any way to the possible future of Zone 3.
•
R-4: These regulations permit a variety of residential
types, plus churches, schools, and libraries. It is a satisfactory category for the Stanworth property, but does not apply
to the Merwick or YM/YWCA property since it does not
permit those institutional and civic uses.

The recommended Zone 3 zoning
change, to a single district that
permits a variety of uses.

Zone4:
Witherspoon Street passes through the John/Witherspoon
neighborhood, includes the Hospital and the elementary
school, and concludes in the Township at the new Township
Building. The neighbors of John/Witherspoon were very clear
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John Street is one of the many
comfortable residential streets in
the John/Witherspoon neighborhood:
single homes, front porches, treelined sidewalks, good neighbors.

Homes and shops co-exist on Witherspoon Street, in the mixed-use RB
zoning district. The neighbors support this mix, but wish there were
more shops that sold more convenience goods, groceries, and other
items that the nearby community
needs.

Witherspoon Street in Zone 4
includes a great variety of uses,
from continuous residential blocks,
to retail shops, to ofﬁces, to the
many institutions: churches, the
Hospital, the school, the ﬁrehouse,
and the Township building.

The new Township building anchors
the north end of Witherspoon Street,
and acts as a gateway to Zone 4, portions of the Township, and the entire
Borough.
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about their aspirations for what has always been the core of their community life:
• Take steps to see that the overcrowded units in the area are improved, so that they are
no longer overcrowded, that their appearance and density is compatible with the rest of
Witherspoon Street, and that they are generally consistent with the quality of the adjoining
neighborhood. (As a neighbor said, “I am offended by the way they (renters and landlords)
keep their properties.”)
• Encourage added shopping on Witherspoon Street., especially that which supports the needs
of the neighborhood. All shopping should remain the RB district, and not extend further
into the residential blocks; this zoning district permits the variety of uses that would support
neighborhood life.
• As of the writing of this Plan, the Hospital is considering its future plans. Since this
institution has major impacts on many parts of the community, the considerations that are
now taking place must be supportive of this immediate neighborhood, as well as of the
region. Trafﬁc movement, pedestrian movement, size and density of buildings, the amount
and location of parking, and so on, must all be very carefully balanced with the quality of life
of the residents who live nearby. In addition, since the Hospital owns and operates Merwick,
the total planning for medical facilities must be considered as this Plan for Downtown and its
Neighbors is approved and implemented.
Zoning recommendations regarding the R-4, RB, and HMC districts in Zone 4:
(Note that no recommendations are made regarding the separate zoning districts that are in the
Township portion of Zone 4, since no changes are required.)
• In general, both sets of regulations are well crafted to support the recommendations made
here. The use, bulk, and parking regulations are compatible with this Plan. In addition, RB is
speciﬁcally located to permit retail for the neighborhood within mixed use buildings, which
is exactly what the neighbors requested.
• The most contentious area of concern by the neighbors was the apparent overcrowding
that has occurred in some rental properties on Witherspoon Street. According to Borough
ofﬁcials, all legal means have been employed at this time to correct that situation; the zoning
regulations are clear about the nature of dwelling units, so the issue is the support of the law
and enforcement rather than the regulations themselves.
Zone 5:
The neighbors were very proud of the diversity of their part of the community. Some of them
observed:
“Make a (Land Use) planning map of many colors, like ‘Broadway Boogie Woogie’ by Mondrian.”
“This should not be just an extension of Mall of America.”
“Building designs vary, sidewalks vary - but it works.”
“Houses are an important part of our ‘High Street’.”
“We like the fact that we can walk to the shops and that we don’t always need our cars.”

The existing zoning districts and regulations
in Zone 4 support the goals and recommendations that are included in this Plan.

Properly colored, the many existing
zoning districts in Zone 5 portray some
of the vitality of “Broadway Boogie
Woogie” by Mondrian - thus making
a plan which reﬂects the neighbors’
support for such great variety.
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These imaginative and supportive observations led to four very basic recommendations:
• Prevent downtown “creep” - change the CBD (“Central Business District”) zoning on Nassau
Street between Vandeventer Avenue and Maple Street, to NB (“Neighborhood Business”),
which has a mix of uses similar to the rest of the shopping streets, and which limits the
building height to a compatible three stories (see the accompanying map, which indicates the
locations of this recommended change).
• Preserve the “funky” character of Nassau Street. Consider the preparation of guidelines for
new buildings and for renovations that further promote the variety of style, character, and
design inventiveness that already exists - and that do not impose regularity or repetition.
• Assure that the existing homes (in the R-3 and R-4 zoning district) on Nassau Street remain
residential; do not permit extension of the shopping area beyond the existing limits.
• Add to the possible variety and mix of uses by permitting residential in the SB zoning
district, which now primarily permits retail and ofﬁces.
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This portion of Nassau Street in
Zone 5 is currently zoned to permit
the heights, densities, and uses of
downtown. The recommendation of
this Plan and the neighbors is to
stop downtown “creep” here and
change the zoning to NB - Neighborhood Business. Note that the
buildings are one, two, and three
stories, which ﬁt within the three
story limit of NB.

The neighbors cherished the mix of
uses in Zone 5, including this row
of historic homes, some of which are
still residential, and some of which
now include ofﬁces.

Zoning recommendations for the CB, NB, RO-1, SB, R-3, and R-4 districts, of Zone 5:
Since the regulations of these many zoning districts quite exactly reﬂect the existing patterns of use
and character, and also reﬂect the neighbors’ wishes, only these few changes are recommended.
• Because there was a strong feeling that this “High Street” portion of Nassau Street was not
“downtown,” and did not want to be part of downtown, the portion of the CB district in Zone
5 between Washington Road and Maple Street should be changed to NB (“Neighborhood
Business”). The only major differences between these two sets of regulations are: (1) The
maximum building height in NB is 35’ (which is in keeping with the existing buildings), and
the CB is 65’ (or 30’ taller than any building in Zone 5); (2) A 15’ front yard is required
in NB (see below regarding a change); (3) The maximum area of a store in NB is 5,000 sf;
there is no limitation in CB.
Given that zoning recommendation, these changes to NB are proposed:
1. Eliminate the 15’ setback; this is a shopping area, where shops should be located along
the sidewalk.
2. Re-evaluate the maximum shop area of 5,000 sf: does this still support the types of retail
that the neighbors expect?
3. Hotels are currently permitted: eliminate this use and consider replacing it with smaller
bed-and-breakfasts (with smaller parking needs).
4. Parking garages are permitted. Since Zone 5 immediately adjoins residential neighborhoods, the recommendation is that this use not be permitted.
• In addition to these recommendations for the NB district, it is also recommended that
residential be added as a permitted use in the SB district, on the upper ﬂoors only. This
change will add to the mix of uses in a way that is consistent with the rest of the street.

The two gas stations are accepted
by the neighbors as integral parts of
the mix, and as providing service to
their community.

There are many historic buildings
along Nassau Street in Zone 5,
which are to be protected, just as are
the larger residential areas here.
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IV. HOUSING ELEMENT
INTRODUCTION

Fairness in housing within the Princeton community appeared in the discussions concerning all
of the ﬁve Zones. This was the case in the 1996 Plan, and continues to be so now. For example,
the neighbors had these observations:
“We need housing for the elderly. We currently put them on ice ﬂows and send them to Jamesburg.”
“We haven’t come to grips with the fact that the guy who works at the middle school has to
live in Ewing.”
“We have not provided housing for the people who make the town work.”
“The university’s service personnel can’t afford to live in Princeton. We need affordable housing, and not $200,000 affordable housing.”
And, the 1996 Plan set these standards for the community to follow:
• The Housing Element documents the Princeton Community’s long history and a commitment
toward providing affordable housing.
• Provide Princeton’s regional fair share of affordable housing for low, moderate, and middle
income households.
• Promote, preserve, and enhance Princeton’s unique community life, and housing stock.
• Provide for present and future housing needs, while retaining the small town quality and
diversity of life within the community.

RECOMMENDATIONS:

Affordability was, indeed, a major issue, and was raised in all public meetings, regarding all
Zones, and all recommendations for uses. Since this Element is an extension of the Housing Element of the 1996 Plan, only three recommendations are suggested here:
• Affordable housing of all types should be provided, including units which are calculated
as “affordable” within the economy of Princeton, and those which are truly affordable to
working people and students.
• Dwellings of both types of “affordability” should be provided in any new residential developments, including those being considered for Zones 1 and 2. In both Zones the target for the
number of affordable units should be about 20% of the total in any development.
• As plans are developed for the future of Zone 3, and as added residential uses are considered,
the same aspirations for affordability should apply.
• All residential developments should be planned so that the affordable units are integrated into
the overall community, and not set aside and isolated. The citizens of Princeton expressed the
intention to have a uniﬁed community, and not one of separated neighborhoods or projects.

Handsome, compatible affordable
houses have already been built as
integral parts of the Princeton community, and will serve as a model for
the future.

The residential density of Stanworth
can be increased without changing
the sense of being in a green and
open landscape - and at the same
time can add affordable dwellings
into the community.
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LAN
LAND USEPE
LEMENT

Notes: The plan for Circulation, which affects all ﬁve Zones, includes the purposeful maintenance and creation of major entrance roadways
into the center of town, new pedestrian crosswalk intersections that will permit easy walking into downtown, and a linked set of
sidewalks and mid-block walkways that connect all the neighborhoods and downtown. It is a uniﬁed plan that makes walking and
biking integral to the life of the community, and that promotes increased use of public transit.
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V. CIRCULATION ELEMENT
INTRODUCTION

The recommendations made here support the recommendations made in section III. Land Use.
They also support the Goals for Circulation Planning of the 1996 Community Master Plan.
Examples of the 1996 Goals are:
• Balance land use decisions with the capacity of the circulation system. The Downtown Plan
suggests just that, since it states that the Downtown is nearing build out and recommends
little if any extensive development.
• Encourage further use of both public and private transit.
• Provide a pedestrian and bicycle path network. This Goal is expanded in this Plan to
speciﬁcally include comfortable sidewalks as part of the pedestrian path network.
• Encourage the development of parking facilities in appropriate areas of local business
districts. The Downtown Plan expands on this Goal by being more speciﬁc about the
development of a new parking garage and the creation of remote lots for employees.

RECOMMENDATIONS

Although the speciﬁc recommendations regarding circulation are focused on the ﬁve Zones of
the study process, there are ﬁve general policies that apply to the entire area and, indeed, to the
whole community:
• Princeton has been found to be one of the
most walkable communities in the nation. A
study revealed that almost 40% of the employees in the Downtown (and the University)
walk to work. Therefore it is the ﬁrm resolution of its citizens that every effort be made
(in the policy, planning, and design processes)
to encourage even more walking, and to further reduce the reliance on the automobile for
downtown trips. A decrease in automobile use
can decrease the demand for downtown parking and help reduce trafﬁc congestion.
The existing Chambers Walk must be extended both
•
Infurthersupportoftheintentiontoreduce
east and west into more parts of downtown.
automobile use, the use of public transit should
be increased. NJ Transit has some bus service
now; it could be expanded to increase community use. “Jitney” type service, whether to
serve remote employee parking lots or to serve the residential areas, should continue to
be explored.
• As yet another part of the same intention, an increased use of bicycles between neighborhoods and downtown, between the various neighborhoods themselves, and from homes to
schools, recreation areas, and other institutions will give more choices for access to the
community.

A tree-lined Witherspoon Street will
remain an historic entrance to downtown. The on-street parking must
also remain, to serve the existing
houses, churches, and shops.

Nassau Street remains the heart of
Princeton, and the major gateway
into its center. Its tree-lined canopy
is the precedent for the other major
roadways in all ﬁve Zones.

The block between Tulane and
Nassau Streets should include an
extension of Chambers Walk. The
pedestrian in this view is already
taking advantage of the possible
route through the middle of the
block.
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• In designing and planning for circulation, the human scale of Princeton must be protected.
Therefore, all streets should reﬂect that scale by remaining narrow, tree-lined, and with
comfortable sidewalks. This design policy will not only preserve the appearance of the
community, but it will slow the trafﬁc - which in itself is also a goal of preserving the
human scale.
• Parking has become a challenging issue within the CB District - the historic Downtown
of Princeton. It is the strong recommendation that, with the exception of the possibilities
of an expanded Chambers Street garage and the construction of the new garage on Spring
Street, additional parking not be provided. If additional development takes place (as noted
throughout this Plan, that development should primarily be residential), the required parking
must be created in remote locations. Such remote lots can provide parking for downtown
employees, and must be served by some type of public jitney service. This parking policy
gives the opportunity for Downtown to change and continue to improve without the destructive need to remove buildings to provide more parking. It will preserve the human scale
quality, and the historic fabric.
Zone 1:
Spring Street should be evaluated for two-way trafﬁc, in order to permit the choice of heading
east to Tulane Street and Vandeventer Avenue, or west to Witherspoon Street.
The pattern of trafﬁc on Spring Street should also be evaluated to determine if the sidewalks
could be widened, and street trees added.
The new garage considered for Spring Street must include entrances and exits onto both Wiggins
and Spring Streets, to distribute the car movement and thereby to reduce congestion (note that
the two parking lots on either side of Spring Street exited only one way, to the east).
Resolve all delivery issues, especially in those areas where the new public open space and walkways are recommended (e.g., between Spring and Nassau Streets).
Manage the public parking (especially that which will be provided in the new Spring Street
garage) to include adequate short-term parking spaces for shoppers, as well as spaces for Library
users, employees, and residents.
If any additional residential development is considered in the Zone 1/downtown area, and if additional parking is required by the zoning regulations, a policy of providing remote parking for
downtown employees should be implemented to open up existing downtown parking for the new
downtown residents. Note that a jitney service and remote parking lots will be needed to implement this policy.
Also, as one of the neighbors said, “The jitney is a great idea. It could serve all the neighborhoods.” This suggests that the creation of a publicly-sponsored jitney service for remote parking
could also be used, if managed appropriately, to pick up riders in a neighborhood route.

To support the addition of parking in this area,
Spring Street should be evaluated for the possibility
of being changed to two ways, to distribute trafﬁc
away from the residential neighborhoods.
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Jackson Street: North View 1950s
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This view of the former Jackson
Street was taken before Paul Robeson Place was built, and before the
houses on the north side of the
street were removed. It shows the
character of a neighborhood scale
street, which could exist again in a
new conﬁguration, if the street is
transformed.

Photo courtesy of Hank Pannell

Zone 2:
Relocate and narrow Paul Robeson Place so that the street can once again feel and function like
a typical Princeton neighborhood street, and not like a highway.
The new Paul Robeson Place should include two moving lanes (narrower than the existing roadway, or about 11’ wide each (note that the standards in the 1996 Plan call for 12’ wide lanes)
and two parking lanes. Note that this plan would also provide the First Baptist Church with convenient on-street parking and a green side yard.
Make both sides of Paul Robeson Place - the reclaimed public realm - comfortable for pedestrians, with wider sidewalks, and with street trees set in a grass verge along the curbs. Residents
of the John/Witherspoon neighborhood remembered well what had been done. As one neighbor
said, “There is no signiﬁcant sidewalk on either side of Robeson Place. Not only was it expropriation, it was bad planning.”
Zone 3:
Create a linked roadway system, within the site, that connects the uses and their parking areas.
Use this internal system to create new signalized intersections on Bayard Lane/Rte 206 and Paul
Robeson Place, to make left turns out of the properties possible, and to make walking across
these busy streets safe for pedestrians.
Add a new sidewalk along Bayard Lane/Rte 206, so that the neighbors can walk safely to the new
intersections and crosswalks.

Paul Robeson Place should be transformed into a typical Princeton
street, with slower moving trafﬁc
on narrower lanes, comfortable treeshaded sidewalks, and residences
facing the street.

A rebuilt Paul Robeson Place could
add a green yard along the side of
the Baptist Church, and move the
trafﬁc further from the sanctuary.
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Extend Chambers Street into the property, via a new intersection with Paul Robeson Place; align
the new extension with the original location of the street, which would be set back from the
homes on John Street. Evaluate the needs and concerns of the neighbors, in considering possible
pedestrian linkages between this new street and John Street.
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There are no sidewalks on the west
side of Bayard Lane, so that it is
not possible for the neighbors on
the adjacent blocks to walk safely or
conveniently to downtown.

Create pedestrian crosswalks at the new intersections; make pedestrian links between the western neighborhoods and downtown. As residents from adjacent neighborhoods said, “I have 3
children; I would love to walk them to school. Crossing 206 is extremely daunting; we don’t
even have a sidewalk. We are so close to downtown; it is too bad we can’t take advantage of it.”
Another resident said: “Route 206 divides our town into 1/3 – 2/3: we have to think about making
Princeton integral again.” This idea of unifying the community is an extremely important point
for all of Princeton, and arose throughout the process.
Consider closing the John Street intersection with Paul Robeson Place (where Chambers Street
will now be located), to eliminate short-cut through trafﬁc within the John Witherspoon neighborhood.
Create a north-south bikeway and walkway that links downtown (at Paul Robeson Place), which
parallels the extended Chambers Street, and which ultimately can be linked to Race Street and
Community Park South.

Intersection improvements at key
locations on Rte 206 will permit
cars, pedestrians, and bicycles to
cross the busy street, to have access
to the residences and institutions of
Zone 3, and to go to downtown.

Zone 4:
Preserve and protect the trees along Witherspoon Street; improve the conditions of the sidewalks,
to make walking safe and comfortable. To maintain the wonderful tree canopy, add new trees that
are of the same species as the existing and that therefore are large, spreading, and deciduous.
Maintain the on-street parking, to serve both the existing (and new) retail uses, and many of the
existing houses.
(Also: see Zone 3, regarding the location of a N-S bikeway that parallels Witherspoon Street.)
Zone 5:
Create visible crosswalks at key intersections, to make safer opportunities for pedestrian crossings in the shopping area.

The neighbors of Zone 5 repeated
that walking across Nassau Street in
their area remained difﬁcult, especially at night - in spite of the
Princeton pattern of cars stopping
for pedestrians. Added signage and
lighting was suggested to correct
this situation.
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VI. UTILITY SERVICE
INTRODUCTION

Utilities are the structural underpinning of all other planning. In general, they should effectively
support the community’s ideas, but should not be dramatically visible. The few recommendations made here are based on that assumption, and on the Goals set for Utility Service in the
1996 Community Master Plan. For example, the following two goals are directly related to this
Downtown Plan:
• Facilitate the implementation of other elements of the Master Plan through proper utility
service planning.
• Ensure that utility service planning does not have a negative impact upon the environment or
quality of life within the Princeton Community.

Note the grandeur of the tall shade
trees on the side of Witherspoon
Street without the utility poles.

RECOMMENDATIONS:

The areas that are the subject of this Plan require only two suggestions regarding utility services. In Zone 1, the PSE&G property on Wiggins Street has long been considered as a possible location of a downtown-related development, when the cost and technology of removing
the existing switching station makes it possible. In Zone 4, the entire appearance of historic
Witherspoon Street will be improved by placing the overhead wires underground. The trees are
suffering from the trimming for the wires, and the utility poles interrupt pedestrian movement.
The overhead wires on Witherspoon Street prevent the street trees from achieving a healthy spreading form

This sketch indicates the typical
shape of trees that are “trimmed”
around the existing overhead wires
on Witherspoon Street.
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Notes: The community facilities - the institutions and government facilities - are located throughout the ﬁve
Zones of this Plan. They are, in many ways, the structure that holds the community together. They
therefore must be supported as they are integrated into the life of the community.
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VII. COMMUNITY FACILITIES
INTRODUCTION

The ﬁve Zones of this Plan contain a remarkable range of community facilities, ranging from
churches, to arts and recreation facilities, to the government buildings of both the Borough and
the Township. The 1996 Plan recognized the importance of the institutions and government
facilities on the quality of life of the community, and so set these Goals:
• Provide adequate municipal, educational and cultural facilities to meet the needs of Princeton
residents.
• Balance the provision of community facilities against the goals and priorities of other
elements of the Community Master Plan, and ensure that such facilities enhance the quality
of life within the Princeton community.
• Create a sense of place distinctive to the Princeton community, by enhancing public areas
with art, creating a safe and pleasant pedestrian environment, and linking commercial,
educational, and cultural activities. (Note that this 1996 Goal exactly ﬁts the Objectives and
recommendations for each of the ﬁve Zones of this 2003 Plan.)

RECOMMENDATIONS

Zone 1:
The new Library is well located at the center of the wider community, and near the center of
downtown. It will add vitality to downtown, and will be convenient for the nearby employees,
shoppers, and residents. The public square that is recommended as part of the mixed-use development on the block, and which will adjoin the Library, is an essential part of the overall Library
design.
Zone 2:
The Baptist Church, at the current intersection of John Street and Paul Robeson Place, is now
extremely close to the widened roadway. A re-built street - narrower, relocated - will create the
opportunity for a landscaped buffer between the trafﬁc and the sanctuary.
Zone 3:
The three institutions that own this large area - the YM/YWCA, the Hospital (Merwick), and
Princeton University (Stanworth) - are all respected by the community. As they consider their
respective futures, and consider a single coordinated plan for the entire site, certain actions could
be evaluated. For example: housing for seniors would be well located here (as a quiet but convenient place), the Hospital could include as one of its policies to provide some of its services in
other locations (just as the YM/YWCA does now), and the University could add more dwellings
without diminishing the open and green quality.

The Library (seen here under construction in January, 2003) will, with
its increased size and use, add life
to this area of Witherspoon Street,
and its readers will, with the proper
design of an adjacent public square,
become customers of the downtown
business community.

The Baptist Church on Paul Robeson Place - in Zone 2 - can be given
a far better - and quieter - setting
if the roadway were narrowed and
relocated - as recommended in both
the Land Use and Circulation Plans.

The Hospital on Witherspoon Street seen here with its handsome but isolating stone wall - must become more
a part of the life of the community
in which it sits. Although it serves a
wider region it is still a neighbor of
its adjacent neighborhoods.

PLAN FOR DOWNTOWN AND ITS NEIGHBORS
COMMUNITY FACILITIES ELEMENT
DRAFT February 6, 2003

page 33

Zone 4:
This corridor is the center of many institutional uses. For example: the churches along Witherspoon Street will always need on-street parking; and the Hospital’s plans must be evaluated
in terms of impacts on the surrounding neighborhoods. The Township ofﬁces and schools are
already serving the community well. A major issue created by all these institutions, but especially
regarding the Hospital, is that they serve the region and that they can create great demands on the
trafﬁc capacity of the streets. Access issues are therefore a fundamental part of planning for the
institutions, and for the design of the street.
Zone 5:
This length of Nassau Street is the longest edge between the neighborhoods and the University.
The discussions with both the neighbors and the University indicated that the relationship between
them was a good one. The only issues raised related to the car: parking by students and faculty on
some neighborhood streets, and the substantial focus of University trafﬁc on Nassau Street.
The YM/YWCA, Merwick (i.e., the
Hospital), and Stanworth (Princeton
University) all have common needs
that can be resolved by the uniﬁed
plan that is recommended for Zone
3 in section III. Land Use. Trafﬁc
access can be made easier, walking
into and around the area can be
made safe, parking areas can be
reduces by sharing, much of the
green areas can be preserved - all
while each institution considers its
need for expansion.
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Notes: “Open Space” in the ﬁve Zones includes the protection of the tree-lined streets, the creation of new sidewalks and mid-block walkways
and bikeways, the preservation of the larger green areas in Zone 3 and in the cemeteries, the maintenance of the small existing
neighborhood parks, and the creation of a new destination at the heart of downtown - a new public square.

page 34

PLAN FOR DOWNTOWN AND ITS NEIGHBORS
RECREATION & OPEN SPACE ELEMENT
DRAFT February 6, 2003

page 35

VIII. OPEN SPACE & RECREATION
INTRODUCTION

The downtown area of Princeton has only a small area of open space, but the actual places are
extremely valued by the community. In general, the addition of some new open space within
Zones 1 and 3 were speciﬁcally mentioned in the neighborhood discussions, but also green quality of the tree-lined streets was felt to be an essential part of the open feeling of Princeton. The
1996 Community Master Plan necessarily had a wider view to take, since it covered the larger
open areas beyond downtown, but several of its Goals precisely support the ﬁne-grained recommendations made in this Plan; for example:
• Preserve and protect open spaces around important historic and cultural sites.
• Actively promote the development of parks, open spaces, and recreational facilities of
varying sizes to meet neighborhood needs and the needs of the community at large.
• Develop a greenway system that connects existing and proposed open space areas as well as
connecting adjoining municipal systems.

The creation of a new public square
in Zone 1 will provide a civic gathering place for the entire community, and will create opportunities
for public events, outdoor dining,
concerts, and just sitting in the sun
and shade.

RECOMMENDATIONS

Zone 1:
Create a new public square on Witherspoon Street, at the Library, to serve as both a gateway from
the north and as a civic destination for activities of all kinds. The need for this space has been
described in section III. Land Use, but is worth re-stating: it will be the only truly public outdoor
gathering place in the center of Princeton, and can be used for civic events, performances, outdoor dining, and just sitting in the shade or sun.
Create a system of new north-south and east-west public walkways that connect to the new
square and extend the existing pattern of similar walkways, such as the Chambers Walk. Include
retail and other businesses along these walkways.
Zone 2:
Create new sidewalks that are safe and comfortable, as part of a pedestrian system that links the
western neighborhoods with the rest of town. Include grass edges and street trees to give the
sense of a green walking corridor (and not an auto highway).
Zone 3:
Create a linked open space system that is accessible to the community, and that preserves the
existing historic Merwick garden and the existing allee of London Plane trees. The neighbors
also asked: “Make open space for all; think of the commonality of the all folks who come.”
Zone 4:
Preserve the existing street trees; plant new trees. Make the sidewalks a comfortable pedestrian
link between the northern neighborhoods (including those in the Township, and the Hospital) and
Downtown.
Zone 5:
Maintain and improve Quarry Street Park, Barbara Boggs Sigmund Park, and Harrison Street Park.

The large green recreation ﬁelds,
such as at the YM/YWCA or the
high school (shown here) give a
sense of spaciousness to the Borough, as well as providing space for
outdoor sports.

The neighbors in Zone 5 greatly
valued Harrison Street Park (shown
here), Quarry Street Park, and Barbara Boggs Sigmund Park. They
are all well used, and all require ongoing care and maintenance.
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Walking in Princeton is an essential part of the way of life here; Princeton has been measured as one of the most walkable - and
walked - communities in America! Here are a few examples that have been shown elsewhere in this Plan:

The location of a possible future mid-block walkway
between Witherspoon and Tulane Streets.

Chambers Walk is attractive and used, even in
cold winter weather.

The shops of Palmer Square have made Hulﬁsh
Street a handsome and comfortable pedestrian place.

Intrepid joggers and walkers make it across Bayard
Lane and the heavy trafﬁc of Rte 206 - in spite of the
fact that there are no crosswalks or signals.

The sidewalks of Witherspoon Street require repair,
because they are a heavily used route into downtown, to the Library, and to school.

There are many great walking streets in Princeton,
ranging from those that are entirely commercial, to
those that are only residential.
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HISTORIC PRESERVATION
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Notes: There are historic buildings and structures in Princeton; there are also historic districts. This Plan expands the idea of “preservation”
to include the idea of sustaining the way of life of entire neighborhoods, and of retaining the odd and interesting quality that comes
from a mix of buildings in any one area, even if they are not historic structures.

page 37

PLAN FOR DOWNTOWN AND ITS NEIGHBORS
HISTORIC PRESERVATION ELEMENT
DRAFT- February 6, 2003

IX. HISTORIC PRESERVATION
INTRODUCTION

As the Community Master Plan says, “Historic architecture is an essential element of Princeton’s
physical image today.” This 2002 Downtown Plan is wholly supportive of that understanding,
and of the Goals for Historic Preservation in the 1996 Plan, which include:
• Identify and document historic buildings, structure, sites, roads, and districts.
• Promote appropriate utilization of historic properties.
• Protect and enhance historic properties.
• Promote appreciation of historic properties.
Important as these are to the quality of life in Princeton, the neighbors felt strongly that there
were additional views of preservation that should be recognized: the preservation of community
life, especially in speciﬁc neighborhoods, and the preservation of the remarkable mix of building
types - many of which are not historic - that gives Princeton its real livable character. These two
types of “preservation” do not mean that buildings and open spaces cannot change, but that as
they change the very special qualities of the communities in which they sit must be maintained.
This difference, between “history” and “character,” was an extremely important point that was
raised in the Downtown planning process.
Examples that were often cited in the discussions included the fact that Bank Street and Jugtown
are historic districts and should be protected. On the other hand, the varied quality of Nassau
Street in Zone 5 was also valued, in spite of the fact that many buildings are not “historic.” In the
same way, the John/Witherspoon neighborhood has a long and storied history and the neighbors
cherish both their past and their current quality of life; that quality is also worthy of preservation
even if many of those individual buildings also do not qualify as “historic.”

RECOMMENDATIONS

Preservation can include a variety of buildings and places, including those that are historic and
those that are merely a valued part of the community’s fabric. In Zone 5, the “funky” character
of the buildings complements the variety of uses and, although not “historic,” should be maintained. Simple voluntary guidelines can help with advice to owners of existing buildings as well
as developers of new buildings; they must be crafted to reinforce the unique nature of what some
called the “Village High Street” without making it seem uniform or controlled. Topics such as
the variety of signs and awnings (in both existing and new buildings), setbacks and ground ﬂoor
uses in new buildings, the openness of store fronts, and the rhythm of building elements in new
facades should all be addressed - but not architectural “style,” since variety is the goal.
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Green Street, in the John/
Witherspoon neighborhood, is an
example of the quality of that neighborhood that the residents wish to
“preserve” - a place where neighbors
care about each other, their neighborhood, and their shared history.

The great variety of uses and building designs that exists in Zone 5 has
been affectionately called “funky.”
Even though many of the buildings
are not historic, the visual and functional variety is valued by the neighbors so some means of “preserving”
this - without rigidly ﬁxing it in
place - must be found.

The remarkable collection of historic buildings is spread throughout
the Princeton community. This
house in Zone 5 on Nassau Street is
representative of the special quality
that these buildings give to the entire
public realm.
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CONSERVATION PLAN
LAND USE ELEMENT

The green area of Zone 3
includes this historic allee of
London Plane trees, that were
once part of the Merwick
estate.

Notes: There are only two open green areas in the ﬁve Zones that are the subject of concern regarding the conservation of natural resources: the
Princeton Cemetery on Witherspoon Street and the shared green spaces of Zone 3.
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X. CONSERVATION
INTRODUCTION

Conservation is generally focused on the larger open green areas of the Princeton communities,
so there is less to conserve in the Downtown Zones. However, the fundamental principle of preserving the environment is rooted deeply in Princeton values, so that what does exist in this
portion of the Borough is as important any of the major spaces elsewhere. This Plan calls for
the protection and maintenance of the open spaces of the Cemetery, the careful use of the open
spaces in Zone 3, and the ongoing protection of the area’s street trees. The 1996 Plan reﬂects
these values, which apply to Downtown, and its neighbors; for example:
• Preserve and enhance existing scenic corridors, historic landscapes, … and woodlands.
• Preserve and enhance the tree-lined quality of Princeton’s roadways.

RECOMMENDATIONS

The open green areas around Merwick should be
preserved as new development is considered.

There are only two large open green areas within the study area of this Plan: “Green Hill” of
Zone 3, and the Cemetery in Zone 4. As development takes place in Zone 3, the guiding principles of conservation that are described in the Community Master Plan should be followed, such
as the preservation of visual resources, scenic corridors, wetlands, and various habitats. Valued
stands of trees should be preserved; other landscapes (both native and the formal garden) should
be part of the planning. The Cemetery, as it considers means for expanding its business, should
preserve its grand landscape - especially the trees.

The lawns and trees of Stanworth are linked to the
open space behind Merwick.

The Princeton Cemetery is visible from many
streets, and has a great collection of mature trees
and bushes that should be preserved.
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XI. PLANNING
RELATIONSHIPS
BOROUGH ZONING
REGULATIONS

The recommendations of this Plan are
intended to reinforce the basic intentions of
the Zoning Regulations by making suggestions for changes that reﬂect the community’s
intentions. The details of those changes are
described in detail in section III. Land Use.

COMMUNITY MASTER PLAN

As stated in the introductory sections of this
Strategic Overview (Relationship to the 1996
Community Master Plan), the entire Plan for
Downtown and its Neighbors is organized to
supplement the eight Elements of the 1996
Plan. The recommendations reﬂect the goals
of the 1996 Plan; it is the intention that they
will supplement, rather than change, the recommendations of the earlier Plan.

CONCLUSIONS OF THIS PLAN

As was stated in section I. Strategic Overview, ﬁve basic conclusions were reached as a result
of this process. These conclusions complement the seven Principles that guided all of the recommendations:
• The fundamental understanding that was reached by the application of these Principles was
that downtown is approaching full build out. This Plan therefore declares that the existing
zoning deﬁnition of development capacity (height, density) of downtown (Zone 1) is exactly
right. Any further expansion beyond those limits should take place in mixed-use centers
elsewhere in the Township and the Borough, as “satellites” of downtown.
• The vision for the future is of a downtown that remains active and thrives economically, but that
does not impose its uses and developments on the neighbors - and indeed clariﬁes and improves
the line between downtown and the neighborhoods.
• The vision for the nearby neighborhoods is that they remain stable, handsome, and well cared
for as they reinforce a real sense of community among the residents.
• The human-scale quality of the entire community - downtown and neighborhoods alike is cherished, and therefore any change to Princeton as an important regional center should
reinforce that quality. Increased density is acceptable, but only if it supports the other goals of
affordability, diversity, and appropriate development of shopping that serves the neighbors.
• Details matter, so that the health of street trees, the types of shops, the exact location and
design of parking, the ability to walk and ride bicycles around the community, the design
quality of the buildings, and the design of the walking and open space environment in
downtown, are as important as larger regional planning policies. This is a personal, intimate
community, and it must remain that way.
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The following pages are the record of the
meetings, the topics, and the participants of
the entire planning process.
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Princeton Future could not have done its work without the extensive commitment of our extraordinary fellow citizens whose Princeton-based ﬁrms permitted the donation of their professional
time and goodwill to the Planning & Design Task Force of Princeton Future:
Nelessen Associates: Anton Nelessen PhD
Arnold Associates Landscape Architects: Henry Arnold FASLA
Alan Chimacoff AIA Architect: Alan Chimacoff AIA
CUH2A Architects: John Rivers AIA, Dan Rew AIA
Ford, Farewell, Mills & Gatsch Architects LLC: Jeremiah Ford AIA, Michael Farewell FAIA
Geddes Demshak Architecture & Planning: Robert Geddes FAIA & Mark Demshak AIA
Harvey Myers Architect: Harvey Myers AIA
The Hillier Group: J. Robert Hillier FAIA, Nicholas Garrison AIA
Johnson Jones Architects: George Jones AIA
KSS Architects LLP Architects: Allan Kehrt AIA, Pamela Rew AIA
Looney Ricks Kiss Architects Inc: James Constantine PP, Michael DiGeronimo AICP
Louise Schiller Associates Landscape Architects: Louise Schiller ASLA
Michael Graves Architect: Michael Graves FAIA, Thomas Rowe AIA
Michael Mostoller Architect: Michael Mostoller FAIA
Princeton University: Mario Gandelsonas AIA, Jon Hlafter AIA
Regional Plan Association: Thomas K. Wright
Richardson Smith Architects: Juliet Richardson AIA
RLM Architect: Robin L. Murray AIA, PP
Ronald Berlin Architect: Ronald Berlin AIA
State of New Jersey: Carlos Rodrigues PP, AICP
William Wolfe Architect: William Wolfe AIA
YAM Design & Development LLC: Yina A. Moore
Princeton Future’s most important contribution has been to listen to our neighbors.
The Neighborhood Task Force is composed of the following citizens whose participation as
hosts and volunteers has assured that a social vision for our community is developed at the
same time as the physical vision.
Ginna Ashenfelter
Barbara Blumenthal
C. Bolognini
Meg Davis
Dept. of Recreation
Father Diaz
Miles Dumont
James Floyd
Jeffrey Furey
Carolyn Furey
Kathleen Gittleman

Susanne Hand
Gail Johnson
Darryl Johnson
Deborah Kapl
Nora Kerr
Kate Kraft
Cindy Love
Andrew Love
Ronnie Lowenstein
Andrew Lowensten
Tom MacManus

Mary MacManus
Brownlee McKee
Yina Moore
Lolly O’Brien
Rosemary O’Brie
Christy Peacock
Ellen Petrone
Elyse Pivnick
Allison Politziner
Jane Poole
Tom Poole

Anne Reeves
Shirley Satterﬁel
Louise Schiller
Michelle Seldon
ane Sloan
Nancy Sotomeyer
Denise Varga
Lisbeth Winarsky
Norman Winarsky
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In addition to the two Task Forces of Princeton Future, many, many neighbors attended
meetings and workshops. This list is a complete record of all who took part - including
the Task Force members.
(Note that the lists of names attached to the
various meetings in the “Chronology of Participation” are only a partial record of who
attended.)
The Citizens Who Participated:
Brian Albert
Fran Allison
Henry Arnold
Nancy Arnold
Leo Arons
Ginna Ashenfelter
Orley Ashenfelter
Ginger August
Harold Barbour
Marge Barclay
Myrna Bearse
Nina Belfor
Wendy Benchley
Victoria Bergman
Ronald Berlin
George Bermann
Jim Berton
Helen Bess
Charlotte Bialek
Peter Bienstock
Jay Biggins
E. Bird
Sue Bishop
David Blair
Rosemary Blair
Frances Blanco
Barbara Blumenthal
C. Bolognini
Peter Bonnette
Julie Borden
Gloria Borden
John Borden
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Lisa Bottalico
Antoinietta Branham
Grace Brown
Ricardo Bruce
Kirk Bryan
Harriet Bryan
Gretchen “Gretty” Budig
Gene Budig
Bill Burks
Alyce Bush
Ellen Cannon
Mary Carbeck
Richard Carnevale
Cathleen Carroll
Penelope Edwards Carter
Scott Carver
Barbara Chancellor
Ann Chapman
Tom Chapman
Chantal Cherlin
Alan Chimacoff
Stephen Cohen
Edward Cone
Ron Conner
Sharon Conner
Jim Constantine
Emily Cook
Minnie Craig
Frances Craig
Eric Craig
Lois Craig
Marcy Crimmins
Emily Croll
Marian Crouse
Jenny Crumiller
John Crutcher
George Cumberbatch
Marlene Czarnowski
Elizabeth Danson
T Davidson
Meg Davis
Arch Davis
Hettie Dean
Roz Denard

Department of Recreation
Father Diaz
Janet Dickerson
Don Dickerson
Dorothy Diehl
Barbara Dollard
Dennis Doody
Lisa Drake
William Duffy
Miles Dumont
Denise Dunning
Nancy Dunson
Naomi Dunson
Pat Pannell Edokwe
Lucy Elmer
Steven Engst
Bill Enslin
Marion Epstein
Michael Farewell
Phil Feig
Heddy Feit
Cathy Fenn
Richard Fenn
Heidi Fichtenbaum
Esther Rose Finkelstein
Adam Finkelstein
Stephen Fitzpatrick
Betty Fleming
Lamont Fletcher
James Floyd
Fanny Floyd
Michael Floyd
James Floyd Jr.
Betsy Ford
Jeremiah Ford
J. Foreman
Logan Fox
Steve Frakt
Carolyn Furey
Jeffrey Furey
Nicholas Garrison
Michael Gecan
Robert Geddes
Evelyn Geddes

Ann Marie Gee
Patricia Georgantas
Lesley Germaine
Laura Gitlin
Kathleen Gittleman
Norman Glickman
Len Godfrey
Robert Goheen
David Goldfarb
Michael Graves
Rachel Gray
Connie Green
Leon Green
Keith Green
Eric Greenfeldt
Constance Greiff
Robert Gunning
Wanda Gunning
Robert Gutman
Susan Hahn
Elaine Halberstadt
Jack Halberstadt
Phyllis Hamel
Samuel Hamill
Dosier Hammond
Susanne Hand
Pat Haneline
Lucy Harman
Margaret Harper
Patricia Hatton
Neil Haughton
Edwina Hawes
George Hawkins
Beth Healy
Jim Healy
Alan Hegedus
Casey Hegener
Maria Hernandez
Jamie Herring
Pam Hersh
A.C. Reeves Hicks
K. Hiedere
James Hill
Barbara Hill
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Michael Hill
April Hill
J. Robert Hillier
Albert Hinds
Frankie Hines
Jon Hlafter
Rhetta Hoagland
Helen Hoagland
Herbert Hobler
Susan Hockaday
Cecelia Hodges
Marla Hollander
Michael Hopper
Liz Hosny
M. William Howard
John John Hudgins
Johnnie Hill Hudgins
Romona Huff
Kate Hughes del Tufo
Delores Hyersong
Suzanne Hyman
Gene Imhoff
Karen Irving
Toby Israel, Ph.D.
Claire Jacobus
Edith Jeffrey
Barbara Johnson
Darryl Johnson
Gail Johnson
Connie Johnson
Melon Johnson
George Jones
Peter Kann
Deborah Kaple
Andrew Kapp
Peggy Karcher
Nicholas deB.Katzenbach
Allan Kehrt
Nancy Keiling
Joanna Kendig
Bonnie Kennedy
Stan Kephart
Jack Kerr
Nora Kerr
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Peggy Killmer
David Kinsey
Katherine Kish
Ralph Kjorlien
Barclay Knapp
Margaret Knapp
Chrissie Knight
Bill Koehn
Dorothy Koehn
Kate Kraft
Estelle Kuhn
Howard Kuhn
Anne Brenar Kuhn
Linda Lamb
Samuel Lambert
Deborah Lambo
Michael Landau
Robert Landau
Tony LaPlaca
Tony Latini
Jessica Lautin
Ann Laughlin
Leighton Laughlin
Bernard Leak
Leopold
Jim Levine
Harry Levine
Nate Levy
Chad Lieberman
Bill Liﬂind
Ryan Stark Lilienthal
Edward Linky
Demy Liputwills
Bob Liputwills
Dan Lister
Bobette Lister
Michael Littman
Tanya Liverman
Lance Liverman
Pamela Long
Cindy Love
Andrew Love
Ronnie Lowenstein
Andrew Lowenstein

Anthony Lunn
Jennifer MacLeod
Tom MacManus
Mary MacManus
Peter Madison
Jean Mahoney
Mary Ellen Manino
Phyllis Marchand
Sarah Marino
Chris Mario
Lee Markosian
Janice Marmor
Elizabeth Marshall
Cecil Marshall
Janet Martin
Roger Martindell
Ginny Mason
Wendy S. Matthews
David McAlpin
Sally McAlpin
Edward McClure
Louise McClure
April McElroy
Russ McFarlan
Katherine McGavren
Ann McGoldrick
John McGoldrick
Alvin McGowan
Teri McIntyre
Brownlee McKee
Andrea McLaughlin
Earl McQueen Jr.
Scott McVay
Wayne Meisel
Vicky Meisel
Donald Meisel
Jeanne Pasley Messer
Sherry Meyer
Bevin Mitchell
Caroline Mitchell
Carlo Momo
Marc Monseau
Bill Moody
Ruth Moore

Maxine Moore
Yina Moore
Gisela Moore
Mary E. “Betty”Moore
Sandy Moore
Donald Moore
Bill Moran
Bob Morris
Jack Morrison
Simeon Moss
Michael Mostoller
Wavanie Mouko
Pam Mount
Bill Murdoch
Harvey Myers
Ravi Myneni
Anton Nelessen
Holly Nelson
Anne Waldron Neumann
Libby Newman
Len Newton
Ruby Newton
David Newton
Shari Nottingham
Richard O’Brien
Lolly O’Brien
Rosemary O’Brien
Nelson Obus
Charlotte O’Connell
Steve O’Conner
Corrinne O’Hara
Mamie Oldham
Lisa Olson
Joseph O’Neill
Anne O’Neill
Brian O’Toole
Hank Pannell
Paris Adrienne
Peter Paris
Mary Parke
Shirleen Parker
Bobbie Parmet
Claire Parsell
Martha Pascoff
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Christy Peacock
Stephanie Peleso
Jeanne Perantoni
Chester Peterson
Ellen Petrone
Peter Peutz
Tod Peyton
James Phox
Alfred Pietrinferno
Kim Pimley
Elyse Pivnick
Claire Plattner
Allison Politziner
Jane Poole
Tom Poole
Kate Popenoe
Artyom Popov
Tatiana Popova
Jennifer Potash
Bill Potter
Elizabeth Potter
Robert Powell
John Powers
Dana Powsner
Peggy Prescott
Candace Preston
Dan Preston
Barbara Prince
J. Pulashsay
Christopher Pye
Lori Rabon
Alexandra Radbil
Pat Ramirez
Ellen Randall
Marvin Reed
Ingrid Reed
John Reed
Cynthia Reed
Anne Reeves
Carolyn Reichenbach
Dan Rew
Pamela Rew
Minnie Rhodes
Juliet Richardson
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John Rivers
Jack Roberts
Carol Robertson
Rob Robertson
Sue Rock
Bob Rodgers
Carlos Rodriguez
Aldo Roldan
Elizabeth Romanaux
Samuel Rosenberg
Rich Rosolino
Jeanne Rosolino
William Roth
Michael Rothschild
Dominique Royce
Barrie Royce
Dorothy Rubin
Robert Rubin
Miki Saraf
Jeff Sasmor
Shirley Satterﬁeld
Louise Schiller
Andrew Schipper
Doug Schleiter
Mary Ellen Schott
Stephen Schreiber
Stephen Schroeder
Helmut Schwab
Helen Schwartz
Joel Schwartz
Jean Schwarzbauer
Ruth Thurmond Scott
Michelle Seldon
T. Joseph Semrod
Harold Shapiro
Herb Simmons
William Skipwith
Jane Sloan
Betsy Smith
Norma Smith
J.B. Smith
Maureen Smyth
Sandy Solomon
Lee Solow

Nancy Sotomeyer
Don Spence
Mary Spence
Richard Spies
Christine St. John
John St. John
Tom Stange
Mary Stange
Irmgard Stapert
Dennis Stark
Paul Starr
Leonard Steinline
Fran Stephenson
Bill Stephenson
Andrea Stine
Frank Strasburger
Sheldon Sturges
Michael Suber
Phyllis Suber
Katherine Sullivan
Jacqui Swain
Martha Sword
WillieMae Tadlock
Rush Taggart
Frank Taplin
Connie Tate
Celia Tazelaar
Calvin Thomas
Jodi Tolman
Barbara Tomlinson
Tony Tonin
Stephen Traylor
Mildred Trotman
Andrew Tucker
Gail Ullman
Irv Urken
Denise Varga
Flora Varrin
Robert Varrin
Ramsey Vehslage
Ann Vehslage
Ken Verbeyst
Ted Vial
Dominick Vigiano

Mary Ward
Anne Weber
Julie Weeks
Carol Weg
Ken Weg
Joseph Weiss
Mickey Wertenberger
Helen Westcott
Louise Wilkinson
Alex Wilkinson
Robert Williams
Ruth Wilson
Peter Winarsky
Norman Winarsky
Lisbeth Winarsky
Heather Woodman
Mercedes Woods
Newell Woodworth
Enid Woodworth
Tom Wright
Thomas Wright
Katie Wright
Brian Zack
Brenda Zlatin

