WITHERSPOON NORTH
Transcript of the Princeton Future Open Meeting of February 12, 2011

Present: Allan Kehrt FAIA, Moderator; Mildred Trotman [Mayor, Borough]; Rebecca Cox
[President, PRS Board]; Diane Rhodes; Robert Ross; Bernie Miller [Member, Township
Committee]; Francis Treves AIA; Teri Mclntyre; Toby Israel; Pam Hersh [UMCP]; Catherine
Burns; Denise Hare; Ken Griebell; Mike Littwin; Phyllis Suber; Michael Floyd [Zoning Board];
Jen Carson; Agnes Sherman; Michael Suber; Jack McCaskie; Joshua Zinder AIA; Shirley
Satterfield [PF]; Walter Bliss [PRS Board]; Jan Weinberg; J. Robert Hillier FAIA; Anton
Lahnston [Chair, Consolidation Commission]; Bob Rodgers; Kip Cherry; Merrilee Meacock
AIA; Marvin Reed [RPB]; Richard Woodbridge [VRS-ARC]; Jim Firestone [VRS-ARC];
Wanda Gunning [RPB]; Kirsten Thoft [PF]; Sheldon Sturges [PF]; Joe Mulroney; Ron Nielsen;
Chuck Creesy; Sue McKaskie; Peter Madison [RPB]; Peter Kann [PF]; George McCollough [TV
30];

Allan Kehrt: Good morning! My name is Allan Kehrt. I am a member of the Council of
Princeton Future. I have been practicing as an architect in town for about 32 years. I came to
Princeton originally...I remember driving up from Blacksburg, Virginia where I was teaching. I
had just gotten a masters degree and I had stayed on to do some instructional work. I drove up
81 and cut over to 95 and drove into Princeton on 206. I remember my first impressions. [ went
“Wow! This is a really beautiful place”! I was coming up to interview for a job with a young
man by the name of Robert Geddes. Most of you know Bob. Needless to say, I got the job. And I
have been here ever since. I worked for Bob for about 6 years and I then I started my own firm.
A firm that has morphed a little bit in terms of its name and is now known as KSS Architects. So
here I am 32 years later standing in front of a bunch of people as a representative of a group that
has called a meeting to talk about a hole bunch of properties over which they have no control and
no ownership. So I feel sort of like a sitting duck up here. Just to help people out, I brought
something along that might encourage you to [A large TARGET sign]...I can pin this on my



chest. When we get the panel going I can pass it on to them. I want to introduce them. Most of
the people you know.

J. Robert Hillier is the founder of Hillier Architecture which he founded in 1966. He was CEO
of that firm until the mid-2000s. Right at the right time, he sold it to another large international
firm. Rather than sit back on his haunches and retire, he has opened up an office down the street
from our office. He is now doing real estate consulting and development. The young lady on the
far end is Merrilee Meacock. She is my newest partner! She is here for a lot of reasons. One she
is a smart, articulate architect. She is also the person who did the study for the Board of
Education on the Valley Rd property back in 2005-6. Next is Bernie Miller, past Mayor of the
Township of Princeton, a driving force behind a lot of the things that are happening and a very
knowledgeable individual. We thought it would be interesting to invite somebody who does
know something about the properties we are going to talk about, so we asked Rebecca Cox to
join us. She is President of the Princeton Regional School Board of Education. Next to her is
Marvin Reed who everyone knows. He was Mayor of the Boro for a million years, he is
extremely knowledgeable and influential. He is engaged with a group called the Congress of
New Urbanism which nationally and internationally with the design of cities and towns,
sustainable and livable communities. He serves as Chair of the Master Plan Subcommittee of the
Regional Planning Board.

What I’d like to do today...the kind of work I do today is mostly for college and universities.
When we go on a campus to design a building, there is usually a seriously diverse group we have
to deal with. You have to deal with the administration of the college. You have to deal with the
facilities people in the college. You have to deal with the user of the eventual facility. You have
to deal with the faculty...the students...the Board of Trustees...and most often, with the
president as well. So you have this enormous multi-headed client. Believe it or not, they all have
different agendas. So one of the things I learned early on, the hard way, is that if you are going to
start something, you have to get people talking. And that really is the purpose of the meeting
today. At the end of the morning, I don’t know if we will have accomplished anything other than
get a dialogue going. That is my agenda! I do not have an agenda myself in terms of the
properties we are going to talk about. I have my opinions but I will keep them to myself. If I start
to express my opinions, you can ask me to pull out the target! Because what we really need to do
is talk about these pieces of property. But more than that, we should really listen to people! I
went around to talk with a lot of people during the last few weeks to see what I could learn. |
started off by talking with Judy Wilson who is our School Superintendent. We had a long
meeting with her to discuss the school board’s point of view. What she said in that meeting is
that there are certain pieces of property and certain goals that they want to keep central to the
values of the Board of Education. These values have to be at the forefront of anything that
happens to that property. There is a resolution of the School Board now to accept proposals for
their property up until June 30. At the end of that meeting, I think there was a general
understanding, direction from Judy, that said “Let’s listen to what people have to say! And let’s
think about it seriously if people have proposals for the property.” I spoke with the Fire
Department. I spoke with Mark Freda. I spoke with Peter Simon of PFARS/EMS. I spoke with
Gary DiBlasio of Corner House. Because Jack Roberts had just retired, we have not had a
conversation with the Rec Department but I did speak with Jim Pascale about recreation. I met
with Dick Woodbridge. He is knowledgeable and is involved with many others in trying to
save the Valley Road School. They have a wonderful website if you haven’t seen it. You can see
Dick and Jim Firestone and others talking with passion about the Valley School Building and
what they would like to do with it.



I now have heard the varying points of view of what people would like to see. I have learned a
lot. I would now like to show you some slides and sketches of the area that maybe will start the
conversation rolling a little bit.

For those of you who aren’t used to looking at aerial photos, let me orient you a little bit. The
hospital parking lot is right here. This is Witherspoon going up here. This is the Township
Municipal building. I am going to talk about a number of things that I have heard and then a few
sketches to kind of illustrate what we’re talking about. They are not beautiful sketches. We don’t
want to make any kind of a serious proposal for anything.

If you zoom in on this aerial photograph, to the Parking Lot that is adjacent to the municipal
building, there is a lot of discussion...My office is in Conte’s. Not in Conte’s. Well, sometimes it
is in Conte’s. Most people that come into that building don’t realize that there is another 6000 SF
of office space beside the pizza place. We’ve been there for 27 years. So a lot of times, I end up
parking in this lot over here. We know that we can’t park there between Memorial Day and
Labor Day, even if we wanted to, because early in the morning, the lot fills up and you can’t get
in there. There has been a lot of talk about consolidation and we don’t know where that is going.
Eventually, though, if there is consolidation, it may have implications on the Municipal
Building, here: additional pressure on this parking lot. There is talk about the Pool Complex and
floating a bond. More pressure. So there is an idea that came up about actually building a one-
story deck on that lot to double its capacity. Now there is not a great love of parking decks
anywhere in Princeton and I am not a great proponent of parking decks. But there is one right
outside this room, here, that is screened by some housing which actually makes a very nice
presentation to the town and from the square. So it may be possible to something similar along
this line...to line the street with something....could be residential...could be retail. If the hospital
converts itself into high density residential, there may be a need for that.

To move a little bit further north to talk about the piece of property that is immediately adjacent
to the Municipal Building. So, this is where Valley Rd comes and cuts through, right in front of
Public Works. There is another cut-through here...and another where Cherry Valley comes
down. And here is 206, the state road. My firm actually designed this building, here, the
Municipal Building. You may remember that when it was under construction, the Valley Rd cut-
through was actually closed for a period of time. There was a lot of discussion at the time about
what we should do with this piece of property. In the end, we did virtually nothing. We kind of
re-routed some of the traffic here by allowing...re-striping and so-on, so people can get in this
way...but you can’t get out that way now. So, you really have a very strange kind of thing here
now.

One of the things I’d like to apologize for...that I really didn’t do well before this meeting is to
meet with a lot of the public. There are some emails and letters that we have received as a result
of the Princeton Future email announcement of this meeting that are posted on the wall over
there.



People who live in the area are concerned with any increase in traffic and other impacts on their
daily lives that might result from any kind of development.

Unfortunately, | will not be able to attend this meeting as | will be out of town,
however, this area of Princeton is very important to me. It is where I live.
Witherspoon Street is recognized as the spine of our town because of the institutions
(Princeton University, the library, the Arts Council, the Presbyterian and AME
Churches, Community Park School, the pool, park and tennis courts and Township
Hall) many local businesses and residential neighborhoods that line the street. They
represent our core values of knowledge, spirit, democracy and human connection.

Wi therspoon Street i s Rgsucmixfethepublics T
good. Some have visioned PrincetonasaT-s haped town” with
as the vertical axis extending chain stores on Nassau all the way down to Valley
Road. The result will be to homogenize and commercialize Witherspoon Street and
eventually the surrounding neighborhoods. This is not my vision of progress.

Wi therspoon should be strengthened
neighborhoods serving a variety of incomes also strengthened. Witherspoon could be
the home of non profits, artists and maybe even an incubator for a new green
economy.

| hope my comments can become part of the official record.
Thanks,
Heidi Fichtenbaum

Unfortunately, Gregg and | are away this weekend and thus will miss the PF meeting
that is studying our neighborhood. 1 did, however, want to weigh in and let you know
the concerns | have...concerns | have shared with my neighbors. And that's my first
observation: the invitation to participate in this discussion, as outlined in your email
and in the ads that have been run in the paper, do not acknowledge the interests or
concerns of the neighbors. This seems at odds with PF's actions and activities in other
neighborhoods: | distinctly rememeber participating on behalf of PF in long and
detailed conversations with neighbors about the then-proposed Arts Council building.
The neighbors concerns, and the impact of an expanded community resource on the
neighborhood, were given due consideration. That neighborhood consideration seems
to be absent from the upcoming PF discussion, at least as that discussion is framed in
the invitation.

Similarly, PF -acilitated discussions about the then-new zoning for the hospital
properties included a specifice reference to the impact on the neighborhood. And
neighborhood concerns were explicitly sought and consider.

Why leave the neighbors and the neighborhood impacts out of this upcoming
conversation?

In terms of neighborhood impact, | have grave concerns about the notion of locating all
of the the emergency services at the Firehouse/Valley Rd school site. As a former
Community Park parent, | think that mixing emergency vehicles with kids walking and
biking to school, school buses and parent drop off is, at best, an invitation to chaos and,
at worst, and invitation to disaster. Furthermore, the impact of these emergency
vehicles on the traffic patterns on Mt. Lucas Rd must be considered. The entire stretch
of road from Valley to Ewing is currently difficult to navigate. It is literally impossible
for through traffice to proceed through the intersection of the Cherry Hill Rd and Mt.
Lucas right now...with the snow. It's not much better in good weather. The Terhune Rd
intersection is barely better. Ditto for Jefferson and Mt. Lucas. So, I'm struck by the
lack mention of the impact of trying to meet so many of the community's needs in one
neighborhood.

Of course the needs of the whole community must be considered, especially when we
are talking about the use and re-use of publicly owned property. But where in this
formula do you factor in the neighborhood impacts? | wish | could attend Saturday's
meeting to ask these questions in public. I'll ask my neighbors to bring these concerns
forward, and I'll expect that PF will show as much consideration to the neighborhoods
located in "Witherspoon North" as it has shown to the neighbors located in
"Witherspoon South" and "Witherspoon Central".

With best wishes,

Karen Jezierny and Gregg Smith

To: R. Kiser, C. Ceballos

From: Residents of State Road neighborhood

Date: January 2, 2006

Re: fiGat ewayo at Valley Roa
Road

We are hopeful and enthusiastic
trafficd on State Road in our ne

need we perceive and make a suggestion that could help meet that
need.

The area from Valley Road north on State Road in Princeton has
traditionally been a single-family home, residential neighborhood.
This area has historically enconm
extending from Valley Road to Ewing, including Mt. Lucas, Laurel
Road and Circle, Red Hill, Mansgrove, Woodland and Hilltop,
Terhune and others as well as State Road.

Over the years there have been progressive degradations to the
residential character of our neighborhood. One of these was the
expansion of the fAstrip mall o be
claimed for commercial use that is out of character with the traditional
residential character of the neighborhood. Another was the
construction of the large township municipal services building that
actually physically turns its back on our neighborhood.

Our hope and suggestion is that the current planning work be used
as an opportunity to stop, and even reverse, the progressive
degradation of this established neighborhood. We believe adhering
to the traditional and natural residential character of this area i and
even reversing the damage already done where possible i will help
to cue drivers that they are in a residential area and must drive

appropriately.

We propose as one important step an appropriately designed

fifgat ewayo at the intersection of
announce to drivers that they are entering a residential area and that
6the driver is not kingd here, b
occupants.

We have all withessed how drivers coming north on State Road along
the o0Big Curveodo that starts at t

a fAhighway drivingo mentality. @
said. The speed limits are rarely observed here. Once drivers enter
our residential area, the neighb

drivers make their speedy transit northward. A gateway at the Valley
Road intersection to announce entry into a residential neighborhood
could well counter the highway driving mentality that the Big Curve
induces, and improve safety on this section of State Road. We trust
that the consultants have an entire vocabulary of gateway concepts
to draw upon. One that has been suggested is a roundabout. We
would certainly welcome seeing others as well.

Emma Forehand, 77 Red Hill Road

Garlie Forehand, 77 Red Hill Road

Holly Houston, 7 Red Hill Road

Conni e Ob6Dea, 141 Red Hill Road
Bob Rodgers, 140 Laurel Road

Jack Smiley, 23 Red Hill Road

Maryellen Smiley, 23 Red Hill Road

Hector Baraona, 261 State Road

Heidi Schwarzenberg, 261 State Road

The question is what do you do with that. When you drive into Princeton, and you come to the
municipal complex, you are kind of arriving in Princeton. This is sort of a gateway to Princeton
right here. There was a lot of discussion when we were doing this to get rid of this building. And
I notice as I look over here at the dots on the aerial photos, there are a lot of green dots here



saying “We should really improve this place”. That is really one of the first things you see when
you come here. The question is “What can you do to that place there, and maybe there is another
thought: just make it into a green park...a monument of some sort...or a sign that says welcome
to Princeton.

Now I am getting closer to home. This is actually the Contes building. Here is small house
adjacent to Contes. Tiger Garage and Pro Communications. Now we have been in this bulding
for 27 years. We started in a little room in the back. We have been fortunate to grow to the front.
Unfortunately, Mrs. Conte passed away, and expanded into her apartment, and then we moved
into the back. Back in 1998, we decided to move because we couldn’t expand. We found you
couldndét move into downtown Prince.fYauustunl ess yo
can’t the kind of space you need. We tried to buy a building further out on 206. Then the word
from our staff came back “This is a really bad idea. We want to be in Princeton. We want to be
able walk downtown. What we ended up doing, because our firm was growing, we ended up
opening an office in Philadelphia! To be honest, I would have rather stayed in Princeton. We
literally couldn’t do it. We have been talking over the last few years about the building here. We
have discussed with the Township about how we could expand that building. There are some
opportunities to do it. There is a house in the way here. But Tiger Garage, the house and the
Conte’s building are all owned by the same family. They don’t necessarily get along all of the
time. It might be possible to put a deal together some time to actually expand that. Pro
Communications is another place where it will want to change eventually. I am only saying this
because, if something happens here, on the Board of Education site, and if the hospital turns into
residential, as everybody thinks it will, there will be pressure on this as well. And it may be at
some point, that what we get here is a new fagade, a new street front along Witherspoon Street,
right here. With improved buildings, maybe larger buildings. Whatever people can do in terms of
zoning. So it is another part of the puzzle, I think, that is worth talking about.

The big part of the puzzle, of course, is the board of ed site. The first thing I want to talk about,
at least briefly, is the Valley Road School Building. People feel passionately about this
building, one way or another. That is a hard thing to resolve. There are people who grew up here
and went to school here, in this building, who believe that it is a wonderful part of the history of
Princeton. The history of their own development. They want to see it preserved. I have done a lot
of renovations of older buildings. As a matter of fact, we were responsible for the renovation of
185 Nassau St. the old school. It was a difficult and expensive renovation. So there is this
question about what you do with that. Here is a sketch of existing conditions. Then there people
who say there are things you ought to be doing here. You probably ought to take it down and
build what we really need. The first thing people are talking about...the idea is to allow the Fire
Department to expand up to this area here. And add bays here. And here, to put in the
PFARS/EMS Services. What is interesting is that you could configure EMS in such a way as to
not have more doors facing Witherspoon St. You could face them in this direction. So the
ambulances would come out and go through this newly-created passageway here. One of the
things I have heard is that if you expand the Fire House and add EMS, you will have a
streetscape of about 10 large garage doors! Not very appealing. What I found is, if you turn the
EMS doors this way, is that you have a lot of space left and you can probably build a 30,000 SF
building there. It could house Corner House, TV 30 studio and any number of other things that
might actually generate income.

So let’s talk about this building now. This is the School Board building. It has been reasonably
renovated so that it is habitable with new mechanical equipment, new windows. It is part of the



later portion of the Valley Rd School. The old gymnasium is shops and storage. One of the
members of School Board, the head of the Finance Committee, Mr. Kalmbach, said in the Packet
recently, “Maybe what the Board of Ed ought to do is sell the entire site.” So if you did that,
what would you do then? Here is a sketch. It seems to me that there could be housing, or there
could be offices, or any number of things.

So those are sort of the general things I have heard over the last few weeks. I’d like to start
asking some of the panel members some questions. One of the things we asked people to do
coming in is to put a red dot where there are places they want to protect and to put a green dot in
places they want too improve. So it is interesting to see on the [‘dotmocracy’] aerial maps on the
wall that on the Valley Road School there an equal number of red and green dots. Marvin: how
do we resolve some of these issues?

Marvin Reed: Let me say this: [ was Mayor here for 13 years. I was not mayor here for 30
years. What has happened the last 2 weeks, you can see why I didn’t stay as Mayor. Especially in
a town like this where there are so many people who are willing to get into the mix of things.
One of the comments I want to make about this is that we have a Regional Planning Board. It is
the only one of its kind in the state. The legislation authorized it uniquely to provide Princeton
with that opportunity. The main thing that happens there is that you do deal with planning issues
and you are supposed to do them in a public process. What happens though is that we rarely
engage our planning officials and our public officials in this town in a real public process by
which these things get addressed. Princeton Future has filled the gap by providing these
kinds of charrette-type experiences. But in other towns and cities, there would be a much more
deliberate planning process by which developing issues get identified and begin to get analyzed
and, most importantly, become part of the public dialogue. We don’t do enough by way of
having a real, public dialogue about these concerns. We talk a lot about them amongst ourselves.
Various municipal officials have subcommittee meetings. But they are rarely done in public. Or,
they are done in a piecemeal way...making the rounds. One month you go to the Board of
Education, another month you go to Township Committee, another month you go to Boro
Council. It doesn’t get resolved. I think on Witherspoon Street, we have some very real
problems. We have a traffic problem. Particularly what happens towards the end of the
afternoon in the back up that occurs at the Wiggins St light here. We certainly improved that
intersection when we built the library. We have to ask ourselves “How much traffic can
Witherspoon St absorb?” We also have to ask ourselvesi What ki nds of things in
and “What kinds of things ameliorate your traffic problem?”” Not all uses produce traffic in the
same way. Some produce peak periods of traffic. Some spread it out over the day. We certainly
had that discussion when we discussed the future possible uses of the hospital site. We don 6t
have particularly good zoning in place on Witherspoon St. to guide development. We have
the mechanics of zoning. It tells you what uses you can have and what the dimensions are, what
the setbacks are and so on. But it is a pretty old fashioned set of zoning standards. What we
usually talk about is the appearance of things. We want to preserve the atmosphere of
Witherspoon St. And yet, the zoning standards are not really a form-based code. It is not
really a code that sets design standards. It just does mechanical standards. So the things that we
argue about are very often design concerns that aren’t affected by the zoning at all. And we get
ourselves very worked up about something that is being proposed. I think as we deal with this
question of Witherspoon St. we also have to ask ourselves “Do we have the right public
mechanisms in place so that the community can really deal with these issues in a
participatory way?o



I have to comment because of our experience in the last month or so. As much as we have talked
about the Dinky in this town, there have only been two real public meetings where the Dinky
was on the agenda and where the public really had an opportunity to get involved. And in both
cases the line went out the door. That is the kind of thing that makes it so difficult for public
officials to deal with these complicated design and quality of life problems in a responsible way.
So I hope as we look at Witherspoon St. we look at the process by which we can deal with this.

Allan Kehrt: I want to ask Rebecca Cox to talk a little bit about the piece of property the
schools own there and what constraints there are on them from a legal point of view.

Rebecca Cox: Thank you very much. First let me say how much I appreciate letting me come
today. We are really looking forward to hearing all of your ideas for the school property.
Looking back to the 70’s, the School Board, even then, was trying to figure out what to do with
the building that was decaying rapidly and that was literally falling apart, needing quite a bit of
renovation. So here we are twenty-eleven, still looking at the same problem. We have a building
that is in serious need of very expensive renovation. We can not afford to put any more
instructional dollars into a building that is not used for students. We need your help to tell us
what to do with that building. We had KSS and Merrilee prepared a study in 2006. And that
study outlined many proposals. One was to knock it down and build a new building. Another was
to renovate the existing property into class C office space. They went from one end to the other.
And so we have been talking for some time about the possibility of doing something with the
building. We are the point where we need people to bring us proposals. Show us that they have
funding...so that we can move on from there. I did bring you the resolution the Board passed in
September. I am really looking forward to hearing what you have to say.

Allan Kehrt: Let me ask either Dick Woodbridge or Jim Firestone to take a couple of minutes to
speak. This is a passionate subject.

Dick Woodbridge: Thank you very much. This is definitely a passionate subject! I want to say
thank you to you and to Princeton Future. I especially appreciate the effort you have made to
reach out to us and to others. [ am a resident of the Township and have been on Township and
Boro Council at one time or another. I am also a fireman and a graduate of the Valley Road
School. And for almost 30 years an appointment to the board of TV 30. I’d just like to make a
preamble before I talk briefly about the Valley Rd School. I am a little concerned about the red
and green dot process. I’ve heard you say twice that the green dots might include tearing it
down...the garage ...and another. I see the word ‘improve’. Those of us who would like to
improve the Valley Rd School don’t want to tear it down. The other issue is that these are
anonymous dots...so that it becomes sort a lobbying exercise for what they want. I would really
ask that you tone down your interpretation of this.

Allan: There is an interesting story behind this methodology. It is the first time we have used it
and it is someone else’s. I do have 200 post-its I’d like to pass out later for those who wish to
write actual comments about each site. If there is something you’d like to say anonymously that
has more information in it than a dot.

Dick: To get back to the point. I got involved in this when we realized it was getting to be the
11" hour, 59™ minute on the life of the building. A number of us felt it was time to do
something. We’d like to preserve the building. There are probably 2500 graduates. The building



itself set the tone...the red brick building. It doesn’t have to be in exactly the same form.
Speaking for myself, it could be expanded, it could be modified, it could be made into a more
useful facility. We have formed a 501C3 corporation called the Valley Road School
Community Center. We are in the process of putting the final touches on that. And I think we
are open to suggestions. One thing I would say is that ever since we have floated this concept of
a community center, we have gotten a HUGE response! I mean huge...of people who are
interested in the idea and would like to be occupants. The $64,000 question is “Can we get
enough money from these people to make it viable?”” We are working towards getting a plan
together for the School Board. We probably need to start a good dialogue with Mark Freda and
that group to see if there is some common ground here. We are not unsympathetic to it. The last
thing I would point out is that for a town as well-healed as Princeton is, it interesting to see that
we do not have a community center! We do have Suzanne Patterson....that is perhaps a special
purpose. We could really use something there. What we are thinking about could accommodate
Corner House, other groups too. The bottom line is that, not only is there interest, but we also
have a fairly substantial cadre of former graduates who are probably willing to kick in some
money to make it happen. Making this into a community is very much within what we were

taught as kids: the valuespr eser ve, protect and g émedlikdte

see it continue. I can’t speak for everybody because I am sure they each have different opinions.
I thank you, Allan, for reaching out to us.

Allan: Let me ask another question. When you and I spoke the other day, there was a bit of a
discussion about adaptive reuseSaving the memory, if you will, of that school. Maybe the
facade is preserved or part of the facade or arch or something. From what I heard a moment ago,
is that part of some sort of give and take?

Dick: It might reflect the beer at Contes where we met. Again, as I said before, I don’t really
speak for everybody. Perhaps I ought to let Kip or Jim speak to that. I could see something that
doesn’t necessarily have to be identical to that. I would also mention that the cost...Rebecca
mentioned the substantial cost to renovate the building...as you ad I discussed, the renovation
of the wing they are currently in cost $600,000. We have been doing our own, independent
checking on the costs...it hasn’t been fine-tuned...if the cost to renovate it into a similar state
...so that it looks like it is and is roughly what it was...If it cost more than $500,000, I’d be
surprised. After looking at the details, I can’t convince myself that it is going to horrendous.
Maybe Kip and Jim ought to talk a little bit about what their vision might be.

Allan: Can I interrupt you and ask Bob Hillier. Because Bob has probably done a lot more
adaptive re-use than I have.

Bob Hillier: I don’t want to steal the thunder of the supporters of Valley Rd...but let me make
just a couple of comments. I think that you could save the facade of the building. We did this
in a building up in Cornell called Sage Hall. It used to be a woman’s dormitory. It was 4-stories
high. We held up the exterior walls and built a whole new business school behind it. So you
could keep the fagade of the building on Witherspoon St. and build a whole new building behind
it. Now the reason I am suggesting that, is that if you are looking at the building today, it has a
ramp in front of it. The ramp is a sign of the times, ADA. There is no place you can go in that
building without going up or down half a flight of stairs which makes elevatoring that building
extremely difficult. If on the other hand, you kept the facade, and tore the building down behind
it, you could then enter all of those wonderful arches and go right into a new building. This is

mo s t

o



done all the time...where you save the exterior, but put a new one behind it. It is done a lot in
cities. So that would be one suggestion I would have. I think the idea of a community center is
phenomenal. I’d like to add another candidate to that community center, emphasis on the word
‘add’ to it....because I think Corner House, the TV station and the other good things that happen

there shoud be continued there. Butl 6 d | i ke t o suggest Nombwas n g

party to some conversations about 10 years ago about maybe moving the Y out of town because
the Y was facing some big renovation costs. It was undersized for the demand. It is a very well-
used building. It doesn’t have adequate parking. The playing fields are too small. I was told that
the reason the Y should stay there is that it is critical that it be within walking distance of the
John Witherspoon area. Good idea. If you moved the Y down here and included it in the
community center, number one, I think you are going to need a parking deck across the street.
And I think what Allan is proposing is very good. If you put the Y there, the playing fields are
bigger. There are nothing but red dots on that playing field. Save it. It would still serve the same
neighborhood that everyone felt it should serve. Now, what about the existing Y site? The
existing Y site is in what is going to become, with Merwick, the improvements at Stanworth and
the Y, it is going to become a big residential area with a lot of people within walking distance of
the center of town. And that is a better use of that land, mainly because by putting the Y here,
you would not only be still serving the JW area, but you also would be much more accessible
from the Township’s perspective than you have now....by car. The Bayard Lane intersection is
another one that is jammed up.

I’d like to talk, two other things, about my good friend Marvin’s comments. My office is now on
Witherspoon St. And, there is a traffic jam there. It starts at 3 o’clock and it is over by 5. The
reason for that is that the schools and the hospital both let out their shifts at the same time at
3:30. So what you are getting is the traffic jam of a hospital that isn’t going to be there any
longer. I don’t think you’ll have the load on Witherspoon St that you have now. I think also that

having a forum |Iike this is a wonderful
people here. When you see the turnout that came out for the Dinky...I’m not going to comment
on the Dinky...

Marvin: It didn’t resolve the question.

Bob: Yes, but you had good input. And, passionate input. I think that what both towns need to
look at is having a Master Plan. Because I spend my life in front of the Boro Zoning Board. They
are a terrific group of people. And we try to do the best designs we can within the zoning
context. We are always running up against setbacks and height issues...the mechanics that
Marvin talked about. It would be so much better if there was a Master Plan of what should realy
happen in this town over the next 10-20 years. So that the infrastructure can begin to be put in
place. And the zoning can be much more visionary, rather than mechanical....an enable us to
really build a community. Right now what you have, and I am an architect turned developer, you
have developers nibbling around the edges with changes. It is not under a controlled condition. It
is all under a legal-challenge-to-zoning-code condition. So I think we really need a Master Plan.
Once you have a master Plan and you know what infrastructure you need, then you can start to
apply for state or federal or county funds to fix some of these things up, rather than figuring out
how we are going to pay for it. Should Witherspoon St be improved? Probably. Where is the
money going to come from? If we knew we were going to improve and knew what we were
going to put on it and how it could be paid for, we could actually go out and raise the money to
improve the street. Once you improve the street, you can start to improve the buildings along it.

I said too much.
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Allan: No, you said some very interesting things. One is the movement of the Y which I think is
a very, very interesting idea. But probably, more important, is a Master Plan. Marvin, you are
involved with the Congress of New Urbanism [CNU]. A lot of what you do is something called
FORM-BASED CODE. Has anybody ever talked about that for Princeton? Once you get
through the process, I have been involved in it a little bit, IT IS A LOT EASIER! It tells most
people exactly what you want to do.

Marvin: Some of us have talked about it, but I don’t even think we’ve had a single meeting in
which we have done a form-based code workshop. You bring people in...there are a few
architects...

Allan: Do you want to explain what it is?

Marvin: It is basically a way for projecting what you intend for development in the area. And
you do it with much more concern for the visual aspects and the appearance you want to
achieve, regardless of what the uses are, and it may vary in how the form is adjusted to
business uses or residential uses, it basically concentrates on the appearance, rather than the
usual bulk standard. It does by projecting...it does it, very often, by images... a lot of pictures.
The code itself is very well-illustrated to give developers an approximation as to the kind of
architecture and character that you want to see represented in whatever kind of development
comes in.

Allan: Would you pass the mike to Bernie. Bernie hasn’t had a chance to speak. You sat in that
wonderful round mayor’s office and looked across at the Valley Rd School building for quite
some time.

Bernie Miller: I didn’t sit there for very long! I’d like to comment on a couple of things that
have been said so far and then re-direct our attention back to the site that Alan started with...that
is the North End of Witherspoon St...Marvin, Allan and Bob have all pointed out that we have a
regional planning board. It is unique for 2 communities to have a regional planning board. The
two communities have 2 zoning boards so that when you come to the Twp line on Witherspoon
St, the zoning changes. However in my experience on Township Committee, as Mayor, and on
the Planning Board: THE PLANNING BOARD DOESN’T PLAN! The resources of the
planning board are sorely limited. They are limited to keeping up with the applications that are
filed with the municipalities for development. Reviewing those applications and preparing for
the meetings necessary under land use law, especially those of the Planning Board. The
municipalities and the community have not seen fit to provide the resources o the planning board
to engage in the kind of planning that Marvin and Bob have talked about: the kind of pictorial
planning that would look at the community, both municipalities, as a whole. To do the kind of
planning that would define where we are moving in the different parts of the community over the
next 20-30 years. As result, we lurch from crisis to crisis. We lurch from the Dinky to North
Witherspoon St. We will lurch from North Witherspoon St to some another part of town because
we haven’t taken a look at where we, as a community, want to go in the future. We haven’t put
that down on paper. We h aven 0t -hnd-tbrthtbétveeen ltha pedple who live in the
community, the people who are our elected representatives and the professional staff. We need
to define where we want to go as a community. As a result, we’re going to do more of what we
have been doing. We’re going to have developers coming...whether they be the university...or
whether they be other developers...they will want to do something that is within the zoning... or
whether they need variances in order to do what they want to do. We will not have carefully



considering what the impact of what those developments will be on the whole of the community.

I think there is strong case that has been made through our experience: the fact that we

need to take a look at this community as a whole. We need to try to consider where we need

to go in the future with what | i mitedusespace we
some of that space. Unless we do it, we will simply lurch from one crisis to another.

I’d like to talk a little bit about North Witherspoon St. First, I’d like to say that I am speaking as
an individual. Not on behalf of Township Committee. There are 5 people on Twp Com TTC] and
they all have their own thoughts and they can express them very well. TC has been working with
the First Aid and Rescue Squad [PFARS] and Corner House...and to a lesser extent, we have
had discussions with TV30, about how the site that is now occupied by the old Valley Road
building might be re-used. Let me say that we are not in an adversarial relationship with the
Valley Road School Community Center group. We have talked with them. We have no intention
of blocking any effort on the part of a community group to adapt the VR School to the kind of
community center that Dick has just talked about. However, we recognize, as Dick does, there is
a question of financial resources. I, as an individual, am quite concerned that the schools have set
a deadline for the current tenants...

Corner House, which inhabits a warren of rooms on the first floor and basement, and where
there have been health problems for the people who work there, as a result of the workplace
environment. There is a Township office: our housing office. And there is TV 30. The Twp has
been working with Corner Hse, a 501C3 that receives money from both municipalities, and from
the County, and from a lot of individual donors. They do an excellent job of leveraging. They
provide a very, very important community service...and

The First Aid and Rescue Squad [PFARS], another 501C3 that also receives support from the
2 municipalities...and with

The Fire Department which is a part of both municipalities. Even though there are 3 fire
companies that are independent, the Fire Department is a creation of the two municipalities.
Although you find people in the Fire Companies that will say that the municipalities are a
creation of the Fire Department!

We have been at the possibility of building a building that would accommodate Corner House,
PFARS which has outgrown a very old facility on Harrison St that is not in very good shape, and
the Fire Dept with a new bay and driveway that would go in between it and the Corner Hse bldg.
You might ask “Why another bay for the Fire Dept?”” We are very fortunate in Princeton to have
a volunteer fire department. I don’t think any of us want to contemplate what will happen to our
taxes if we don’t have one. We have 3 separate and distinct fire companies. One on Witherspoon,
one on Harrison, one on Chestnut St. Up until recently, when an alarm went off, the firemen
reported to their home station. The net result was, very often, that there weren’t sufficient
firemen to respond at any one of the 3 stations. A vehicle had to be sent around to collect up the
firefighters as needed to bring them to one location to have enough people to man the equipment.
Many times, fire companies from neighboring towns responded before our own company got
there. This is not intended to be criticism. The chiefs recognized the problem and dealt with it.
On their own, they have relocated the first response equipment to the new Witherspoon St
Station. Now all firefighters come to that station when the alarm goes off. In order to centralize
the operations further, we have talked about the possibility of adding a bay under the guidance of
the Boro because it is a Boro-managed agency. It is currently doing a study about the
restructuring of the Fire Department that will be completed in March. Central to this question:
Do we still need 3 fire stations? That question will be answered by the study. It will be presented
to the management structure of the Department and then to the fire fighters themselves.



One of the speakers this morning raised a concern about the impact of development on traffic. I
think this is important to consider if the kind of development we’ve talked about for the old
Valley Rd building goes forward. If you think about Corner House, the Fire Station, PFARS and
TV 30... You are not adding additional traffic to the site. The Fire Station accommodates
evening membership meetings. PFARS has evening meetings. So in effect, it is not the kind of
redevelopment that is going to add a lot of traffic to the intersection of Valley Rd and
Witherspoon.

There has been some discussion this morning about the triangle of land north of the Twp Bldg. It
currently houses the Twp’s Public Works facility. I hate to tell you how many times we have
been cited by the Federal and State government for violations in that facility. We don’t have
space to house our equipment. A lot of our equipment sits out in the weather. This causes the
equipment to deteriorate. We have talked about the possibility of building cold weather storage
on the River Rd site. Whatever we do is going to be strictly limited by resources. In other words,
we are not looking to spend money. The Boro I think is faced with the same kind of issue. I don’t
think either municipality wants to contemplate a new facility. Some of this might shake out in
the study of the Consolidation Commission that is going on right now.

I’d like to return to the point I made at the beginning, appoint that Allan, Bob and Marvin also
made: As a community we do not plan. We react. Our elected officials look at the zoning with
the support of the planning and engineering staff. Our planning board reacts to proposals. But we
as a community have never really engaged and put the resources necessary into a complete
master plan. It would put up on the board a series of pictorials that would show what we believe
ought to be happening in the different parts of the town and how they integrate and come
together and do holistic planning. Thank you.

Allan: [ said that I wouldn’t advocate anything. But I have been involved in a lot of plans for
towns. If there is anything I would advocate for Princeton is a Master Plan for Princeton.
Absolutely. There is a saying “If you don’t know where you are going, you will get there!” I'd
like to ask if there are questions or comments from the audience.

Kip Cherry: I am involved in saving the Valley Road School and in finding new tenants for it.
Before I mention that, I’d like to comment on this concept of a cultural corridor on
Witherspoon St. ...All the way from Nassau Hall to Tusculum. It is called Witherspoon St for a
reason. Mr. Witherspoon used that street to go to his home. There many historical building along
the street. ..buildings that have recollections of the past. As far as VR School is concerned, our
concept has been to find tenants that have, at least in part, an educational purpose, and need a
home in Princeton. It is very hard for non-profits to find space. Our idea is to have these tenants
pay rent but as low a rent as is possible. We would renovate the building first as a 501¢3 using
money that has been donated. The tenants would run the building afterwards with the Board of
Trustees of the 501c3. The idea is to renovate the envelope and the infrastructure of the building,
but leave the spaces for the tenants to renovate on their own...to create a sense of creativity
within the building. Not to create a high level finish within. We want the current tenants to stay.
We are in a financial stress period. The 4 tenants need homes right now. We have started talking
to the Facilities Committee of the School Board. We need a clearer pathway if we are going to
start raising money. As to the firemen, we are obviously very sympathetic to their needs. We all
need fire protection. Meanwhile, VR School exists. It is 4 bricks thick. It will take a lot of money



to demolish the building. Actually, the building is in quite good shape. Mainly the problem is
with the roof. Water has been penetrating into the brick around the parapet. There is mortar
missing. This can be fixed. We are getting quotes to fix the roof and to re-point the building. The
boiler is very old but in pretty good shape. We have a quote that for $2000 we can bring it up to
a very good status. It needs basic maintenance and repair. We are hoping to do these repairs very
soon. We have tenants who want to move in. There are folks who want to be in that building.
The old cafeteria is a tremendous space. We have ideas for that. One is to create a black box
theater. The auditorium, now filled with stored materials, could become a theater once
again...and we have a tenant. Our concept is to try to renovate the building for the least amount
possible. $500-700,000 is the amount we think we need to raise. We propose phases: immediate
repair, infrastructure repair longer term, and then the third phase might be a really big step:
putting solar panels on the building. We have looked at the elevator issue. We have a phase two
solution for that. We think that there are lot of donors who are eager to participate.

Allan: Let me ask you a question. It seems to me there are two issues here: one is the love of the
old building, a desire to preserve the old building; and the other is a desire to make space
available for non-profits. What is the driving force? Because there has also been...Bob Hillier
talked about saving the memory of the building...saving the facade of the building...doing
something sort of halfway between tearing it down and preserving it as is. What’s the feeling of
the people involved in this? About something that might meet you halfway?

Kip: I think the general feeling is we’d like to save the building as it is. It exists. People are in it
now. [ am all for saving facades and building buildings behind it. That has been done
successfully all over the world. I personally don’t think it is applicable here. I don’t think the
committee or the prospective tenants are thinking along those lines. That isn’t to say that there
isn’t a lot of creative thinking that couldn’t be done. There could be an addition to the building at
some point. At some point the gymnasium area could be taken down and something could be put
up there. My understanding of the School Board’s needs are that they have just put a lot of
money into their building and they’d like to stay there. I do think there is something special
about this town in the 50’s and 60’s. And that it is when its role in high technology development
was at its peak. I don’t think we always remember that part. We forget what contribution we
made. HDTV was developed at Sarnoff Labs, [and Bell Labs, too]. LEDs, Color TV. All those
kids went to VR School! It is an important part of our fabric. Bob Hillier’s Dad was my Dad’s
boss, actually. His Dad invented the electron microscope. So there is a lot of neat stuff about
Princeton we don’t always recognize.

Jim Firestone: One of the things I’d like to point out is that the proposal for the Valley Road
Community Center is a proposal that can be funded. That is different from raising grant money
that would have to be done for new buildings...even if Bob suggests putting a new building
behind the fagade. We are not in the best of times. Our taxpayers are not having the best time
either. It is difficult now. Where is this money gonna come from? We have been up against the
Rec Dept wanting to put up a gazillion $ building and not having the funding to do it. So that is
now switched off. Now you have the fire company wanting to build part of a building and a
newer building next door. Where is that funding coming from?...Except from the public?! And
yet this small group of people is saying that financing is available to non-profits to this kind of
restructuring to the building. An maybe, we leave to a future date all the rest that you’d like to
do. Obviously for the School Board. It is not offering the rest of VR School. Nor the playing
fields. Nor the administration part of the building. It is only this small older part. Bob’s idea of



bringing the Y there is an interesting idea. With the exception that “What does the Y property get
sold to?” Can anybody guess where the Y property goes? Princeton University, right! Let’s be
frank about these things! I’d suggest that the triangle north of the Twp Bldg is perhaps an
excellent site for the First Aid and Rescue Squad....and for a re-done Public Works Dept...when
we get done with the economic downtown we’re in. And. Lastly for what we’re talking about in
this neighborhood...the Witherspoon North Neighborhood, I came to a lot of Princeton Future
meetings in the past. We ran studies to finds out how many neighbors were actually involved in
each meeting. Can anybody tell me that they are a neighbor in this quadrant? And I don’t mean
Kip up on Dempsey Avenue. That is not close enough. Are there any neighbors here that are
participating in this exercise when we talk directly about the neighborhood they are in? Is there
anybody from Valley Rd here? Anybody from the other road across from the playing field? Is
there anybody here from the Conte’s neighborhood? So you have a few. This is not a
neighborhood meeting. We have to keep that in mind. But I do congratulate Princeton Future for
bringing this to the community’s attention. We do need to study this area more. If Anne Reeves
were here, she’d say that she’d love to see this as part of the arts corridor coming all the way out
Witherspoon Street to the Township and looking like it was really something...instead of a
bunch of garage doors.

Josh Zinder: I serve on SPRAB. One of the basic tenets of sustainable design is to use what you
have. Don’t waste. I think this philosophy should be considered very carefully here. I think there
are many ways you can modify the building without necessarily tearing it down completely.
From a traffic and vehicular point of view, I think it is a poor location for the fire station. A
better location might be on Harrison where the EMS is. The road is wider and it is easier for
vehicles to come into the roadway. If the goal is to form a municipal complex, this would be
quite dynamic. Consolidation will be an important consideration. As to the bigger concerns,
form-based codes work. I would encourage development of a master plan. I know there are many
talented professionals on the Planning Board, on SPRAB, on Princeton Future that could easily
help.

Ken Griebell: I am in the finance world. One point, whatever we are looking at, I recommend
that we look at a REVENUE BOND-type situation and a revenue-producing building. So let’s
say we’re looking at the pool: renovate that. Use that revenue bond, Mercer County-
sponsored...and it is no tax burden to the residents. I have had the opportunity to live in other
states and ...I lived in Boulder...every town had a spectacular rec complex...indoor pool, spiral
slides...and these were run off revenue bonds. I think in this area we are void of good indoor
practice facilities. With that field, if you are going to build it out, why not get together with
Mercer County, you can go to an underwriter...a UBS...Morgan Stanley...and do a revenue
bond as part of a community project. So that is just my thought.

Francis Treves: [ am an architect and went to school in Valley Rd. As far as adopting a master
plan, I am advocating a little bit of what Bob was saying. Looking at really who the major
players might be. The Y if it were to move here, there would have to be some thought as to
accommodating the Board of Ed at the current Y site...or somewhere else. I think there has been
some talk that it might move into the existing Boro Building....especially if there is
consolidation. But if it is just shared services, police and public works, that would provide space
as they’d move to the north end of town. But to focus on the idea of the Community Center. The
large spearhead being focused on recreation. I think everyone is in favor of preserving the open
space. I think if the Y were part of this and they were to vacate their site, the university may take



over their site entirely...or there may be some private developers that would bring in revenue
and put housing lining the street in the core of town. I think what we are talking about is for
Princeton to have a really strong Community Center that has multi-functions in it. Recreation,
shared meeting space, some transitional residences which I think the Y is always interested in
having. If the Fire House remains at this location, I think minimizing the number of doors and
number of traffic intrusions onto Witherspoon St would probably be beneficial to the
community. You could probably absorb the EMS facility with perhaps some expansion towards
the Contes site. Not towards some shared space in front of the Twp Hall, but southwards where
you could have an expanded life services site. Perhaps even some dormitories for the firemen on
that location. I would keep the pool as a strong entity. But I would link that through to the
recreational aspect of the VR site. It would primarily be an indoor, large facility, an indoor track,
indoor pool, and other indoor multi-family type of 4-season usage. The community will benefit
by having a really strong center...a locus at this end of town.

Toby Israel: [ am a design psychologist. I am the author of a book “Some Place Like Home.
Using Design Psychology to Create Ideal Places”. Among other things, it talks how emotional
attachment to Princeton and its buildings and environment are inextricably bound together. That
said, I’d like to say that I agree with Bob Hillier, Bernie Miller and others who have said that we
need a master plan. I think it is a different kind of master plan. The ones I have been involved
with focus on the functional and aesthetic aspects. WHAT WE REALLY NEED HERE IS
WHAT I WOULD CALL A SOCIAL AND EMOTIONAL MASTER PLAN as well. Because
as we have seen in projects such as the Arts Council, going back, to the Dinky, to the pool...we
can make all of the plans that we want, we can draw all of pictures, we want, but if we don’t look
at the hidden dimension of the social and the emotional attachment that we have to these places,
we can then slow these projects down by years. Rather than taking a magnifying glass to the
changes we are doing, we need to pull back and look at these other aspects. What has to be
included is the aesthetic, the functional, and the emotional. By the way, new urbanism, looks at
the at the aesthetics, but it is really driven by creating WALKABLE community. I agree with
Jim. Where is the diversity of the community? Where is the JW community here? We can turn
and say we have to do participatory meetings...but having been trained in participatory design, I
can tell you that there is participation and participation. Everybody agrees with it. It is a little bit
like eating spinach. But at the end of the day, sometimes participation is really a guise for
tokenism. So even when you have genuine participation, there is often a gap between what
people say and what users say they want, and then what happens when the brick and mortar is
there. So, for example, to be specific, I also think that Bob Hillier’ idea for the YMCA is very
intriguing. But, I also agree with Jim: you have to think about how that is going to change that
land. I don’t know if PU owns it. But let’s think about where it s located. It is adjacent to the
western section of town. Should that be turned over to private developers, all of a sudden you
have a situation where you have million dollar housing built there again which increasingly
gentrifies the JW neighborhood. Drives their taxes beyond what we’re already seeing. This is an
emotional issue in this town. [ am really concerned that the greatest development along
Witherspoon St is developers opening up offices. I am very concerned about the implication of
that. Does that mean we’re going to have a building like The Waxwood, to which I am sure
people have an emotional attachment, which has been really well-preserved...or, are we going to
have buildings like the individual residences on Quarry St which are completely out of context
with the rest of the neighborhood? When it comes to doing public buildings like the VR School,
are we going to have a building like this very pleasant library, or are we going to have a building
like the new addition to the public school...which with all due respect is completely at odds with



the beautiful historic front of our building. Since it is on my street, it upsets me so much, I can’t
even walk by. I don’t want to cut off the discussion about TV30, Corner Hse etc. but I think we
need to think about those community services in the VR building and the other projects that are
being developed on that street, including the pool, as part of a wider context. We can see this
street as part of a community, historical, cultural corridor where we are looking at the underbelly,
the hidden dimension of what goes on in Princeton. For example, TV 30 is a small room, but it is
a voice for 1000’s of people who watch it...and the same thing with Corner Hse. It plays an
unbelievable role in this community. I think we have to think of all of this as social and
emotional master planning. The hospital will be the biggest change. One of the models I have
looked at. And I know Andres Duany, the king of new urbanism, is very much in favor of
university-based retirement community. There a number of organizations that develop these
communities. Including Kendal Corporation, based here in Kennett Sq, PA. They have
developed university-based housing at Dartmouth and Oberlin. I have been trying to connect
with them to see if they would be interested in doing one in Princeton. That model includes
developing housing for seniors cooperatively. It includes community-based outreach and
programs. It is possible this could be jointly pursued by the university, our citizens and the
government itself. So that all of these... community facilities, pools, senior housing....are seen
as one comprehensive project. I ask you not to take the magnifying glass too far down before you
pull back and look at the needs and the wishes of the community overall. Thank you.

Allan: [ want to thank Toby. We have actually used Toby as a consultant on a project Merrilee
and Toby did in Jersey City...a charter school. Merrilee...

Merrilee Meacock: Toby and I had an emotional journey through the rehabilitation of a very old
laundry building that serviced the Manhattan restaurant community. It leads in to some of the
comments [ want to make today. As a representative of Princeton Regional Schools, doing their
report in 2006, and I have also worked for the Township doing a study on the relocation of the
Public Works facility in 1996. I have a lot of familiarity with many of the issues surrounding the
Sewer Operating site, the First Aid, the VR garage...all of those. With regard to the PRS report,
one of the things we identified was this corner of town is definitely a node...a very important
node. When you think about Nassau St...it is a node...Where 206 comes in, that is a very
important corner. The other corner is Washington and Nassau St. These are memorable corners
and memorable gateways. It is the same thing here on Witherspoon St. with the VR site. This is
another important node in the town. The fourth being the Harrison St. Shopping Center. A lot of
thinking about the master plan should consider that. I think there was discussion about a bus
route that hit all four corners...and if we have a community center here, how do we service
it?...for seniors who don’t drive any more, things like that. When we did our study, we did meet
with neighbors. Their concerns were: space for the community, preserving the green o Valley
Road, [they really liked that idea]. There were some neighbors that wanted to preserve the
building. In terms of the building and the PRS attitude towards the VR building on Witherspoon
St: it was built in 1927 as a school. It was built with construction technologies available at the
time. In the 1950’s, it was added on to....the current PRS building on Valley Rd. We found in
our study that the PRS/VR building was in excellent condition structurally. It needed mechanical
modifications. They could not afford the repairs to the Witherspoon building. There was lot of
structural cracking in that building. It wasn’t feasible for them. That doesn’t mean that if there is
a group out there that can raise the money...it is the most beautiful building on the block. It
seems counter-intuitive to tear that down. In the context of PRS, it just wasn’t within their
financial wherewithal. We did look at that property. We looked at retail. We looked at office, we



looked at community uses and we tried to figure out which mix would be the most beneficial.
These uses have parking requirements associated with each use. Office use brings an awful lot of
parking along with it. The office market is dead right now. I doubt there will be any office built
in that neighborhood. Retail, again it is an important node in town...but I can’t see building
major retail on this corner. We did identify a little café or something like that. Housing seems to
one thing that keeps cropping up. PRS in its resolution deals with ‘educational mission’.
Corner House is a perfect match for that. In terms of housing...one of the ideas that was floated
out there was doing a Teachers Village. We are building a teachers village in downtown
Newark, right across from City Hall on Broad St. The idea is really interesting because you get a
lot of collaborative...a lot of cultural transfer of information...teachers teaching at different
schools exchanging ideas and things like that. That might be a fun use for this neighborhood.
Especially if you think of young teachers coming on to teaching responsibilities here in
Princeton, they probably can’t afford to live in Princeton. They will live in another community. I
think the biggest things that have out today are the idea of the master plan, the idea of how are
we going to pay for all of this?...The Lesniak Bill was passed in April or June. This allows for
public-private partnership to occur. This was not a possibility 2-3 years ago. A lot of these
projects can now be funded. But you have to find things that are going to bring in cash flow. The
Y idea is good because the land that becomes available when it leaves where it is can be sold for
cash to invest in future housing here...or in whatever might seem to be a viable option for the
town. However, if the town doesn’t master plan it, the town will not get what it wants. So you
use the master plan to say: “This is where we want development to happen. This is how we want
it to happen.” Then, there is the potential for the financing to work out.

The PRS VR property is 8 acres. 5 of which are the playing field. 3 are asphalt and buildings.
PRS is only accepting proposals for the VR School building site. I think that is correct. However
if you think of Princeton as a whole, and if you think about all of the sites, not just this one...I
mean think about across the street, the parking lot by the Rec Dept: that is the same size as the
parcel we are talking about. Yet no one is talking about development there. So I think the town
should think about this master plan in a borderless way. Think big picture!

Yina Moore: I am on the planning board [RPB] and I wanted to respond to something Bernie
Miller said that the planning board is primarily reacting to applications. In the case of public
facilities, RPB only has a cursory review. It is really just a courtesy. They choose whether to
come to us or not. In other words, we are not only not planning it, we are not reviewing it. We do
not look at the totality of properties owned by the Township and the Boro and the needs for
community facilities. The RPB did review the planned improvements for the pool. Instead of
looking at whether there is a need for more parking...can shared parking work?...there is land
behind the pool complex with a 5-6k SF footprint behind it on 206 that could have Corner Hse.
Certainly those functions have synergy. But there was no opportunity...and there was no method
to integrate that planning. Everyone is doing their own little thing, trying to find the next place.
Instead we looked at a proposal where the Rec Dep demolished the building, moved the building
on to the other footprint, gaining little or nothing in terms of open space. So in looking at our
inventory, we need to look at what our priorities really are. Improvements? Existing facilities?
Whether we are determining that we absolutely need something new. Are we looking at the small
pieces of land that we do have available instead of taking over school properties? Consolidation
will mean that much of this will have to hang in the balance until that is decided. I agree with
Tobey that the emotional and social need to be considered along with the physical.

Allan: Would a master plan be helpful from the RPB’s perspective?



Yina: We have a master plan. Coordinated with public entities, the schools [under the state’s
purview, not ours], the municipalities...I think, certainly, the Community Master Plan can
present an this opportunity. I, as a member of the RPB, would be willing to dig in there, as would
Marvin, I am sure.

Bernie: I’d like to make a very brief comment. Jim raised an issue we all ought to be concerned
about: How do we pay for what we propose to do? I want to ally some of the concerns about
what I described this morning for this site. Corner Hse is a 501C3. It has a foundation. If we are
to provide a building for Corner Hse on that site, it would be paid for by Corner Hse. It would
not be a municipal building. PFARS is a 501C3. It raises its own funds. If there is a PFARS
building on that site, it would be a PFARS-paid-for building. That leaves the issue of the fire
station. How do we put a bay on the fire station and pay for it? The model that has been kicked
around is the model that helped to pay for the new fire station on Witherspoon St: through the
sale of one or more of the existing fire stations should the study show that we no longer need 3
fire stations...and should that study be accepted by the volunteer fire departments, by our fire
companies and by the 2 communities. To recap: any structure for Corner Hse and for PFARS
would not be paid for by the municipalities and any addition to the fire company could be paid
for by the sale of a firehouse. I want to thank Allan and all of you for coming out this Saturday
morning. I think that this is another example that shows that Princeton Future serves a very
important role in the community in providing a public forum for issues that very often do not get
the necessary public forum and feedback from the public. So thank you.

Marvin: I thought someone would reveal that I am chairman of the master plan subcommittee!
We have heard this morning two major proposals for the future use of the Valley Rd site that are
in response to the School Bd making a declaration that they don’t think it is appropriate for them
to continue to be the managers of a portion of that site. Quite frankly, from the point of view of
the state government...while it is logical for a community to say “we don’t care”...it is the same
cost-sharing...1/3-2/3rds cost split...it comes out the same way in the tax bill...whether the
School Bd administers or the municipality administers. If we can get them to provide free rent to
Corner Hse and TV 30...why not do it?...it all comes out of the same tax bill. I think because of
what has happened to state education policy PRS can’t assume they’ll be permitted to do this
without running into real challenges from the Department of Education, especially with respect
to the little amount of state funding they get. We have heard from two major proposals this
morning that are in effect competitive. There was a third one that came form the Recreation
Department. It would be here today championing it a recreation/community/teen center/Corner
Hse-oriented center...but they are pre-occupied resolving their pool dilemma. And then we’ve
heard that the area ought to accommodate some kind of housing whether it is teacher or
workforce housing...how can you let that space go to waste! There are 4 major concerns that
haven’t been resolved this morning. They each have strong and reasonable advocates. If PRS
makes a choice, [ will remind you that all of those competing uses, all but one of them, will still
face the dilemma of having to go some place. If they can’t go on the VR site, we still have a
community responsibility to help them figure out where they can go. Yina refers to the fact that
the RPB doesn’t have...very often these projects reach the point where, because they are public
projects, either school board or municipal, they don’t come before for final review. That is the
problem. We don’t have the power to deal with them at the last minute...after 1000s of dollars
have been spent on plans and site plans and architectural plans. We don’t have the power to veto
them after all of that money has been spent. But we are authorized under the Municipal Land Use



Act to be involved in the early stages. So whatever they do, it is supposed to be consistent with
the Master Plan. We periodically amend the Master Plan to reflect what we have been able to
get them to agree to. We write it down and keep a record of it. We also, once a year, review the
capital spending budget of the municipalities. We do that in a very hasty way...very often at
10:30 at night. That was first time at a real public meeting that the pool controversy surfaced.
There is a mechanism there that is available to us. Princeton Future is fulfilling some of that as
well. The RPB could do a better job fulfilling another part: having these things a part of the
public debate! When we think we are coming to a consensus, we can write it down in a
paragraph or two and we can see how many people agree with that consensus. And, at least for a
period of time, we can write it into the Master Plan. There will be a record of what we have
agreed upon to date and what is the direction we have said that we are going in. Hopefully, we
will avoid confrontations ad the last-minute rejections. I leave you with that. This is only the
beginning of looking at Witherspoon St North! We may also want to look further at other parts
of Witherspoon St. We want to look with Bob at the properties he has recently acquired because
we think something even more useful and creative for the community can evolve out of that...as
it did at the Waxwood/Quarry St School. I commend you, Allan, and Princeton Future, for
getting us started in that direction. I hope we can keep moving.

Michael Floyd: For whatever strengths and weaknesses of the Master Plan, one of the things it
sticks to s ‘preserving the character of neighborhoods and diversity’, and I will hope that will
guide you as you look at concepts. Also, Princeton Future had an intensive neighborhood-based
WITHERSPOON STREET CORRIDOR STUDY a few years ago. [Posted on the
www.princetonfuture.orq website]. It was very participatory. I hope that you refer back to those
recommendations and conclusions that were put down on paper. Please incorporate that in your
thinking. I came to this meeting with a little bit of trepidation...wondering what kind of
concepts...how big are the concepts...increases of intensity of use...and densities. There can be
varying degrees. I agree with Bernie Miller. You can have low use development that really
doesn’t have an impact. [ was impressed by one of the first slides or overlays you put up...the
possibility of a low-rise garage. I was relating it back to when the hospital parameters were being
set by the RPB. That garage was not to be increased. And, more importantly, it wasn’t to
provide parking for future development in the surrounding neighborhoods. The reason being is
that the new development should be able to support its own parking needs. To me if you start
increasing...building a parking deck, you are basically saying that whatever development you
want to do can’t support parking on its own site. That maybe a measure that it is too much
development. So that does worry me. Can someone tell me...from Contes down to the school,
what is the actual zone?

Marvin: It is a Residential-Business Zone. We have had two major efforts to make it totally
residential. The RPB and the Township have never been able to get the property owners to
accept the idea that they should give up their right to convert those buildings to professional
office space. From the VR school to the Boro line it is RB. And most of the Boro part of
Witherspoon is a neighborhood RB zone which calls for 40% of the property to be commercial
and 60% to be residential. That is where Bob runs into most of his variance problems.

Michael: If you go from the other side of Guyot up to Henry where there all of these nice
modest homes, half of them has been converted to office space. It is a B1...that can be
residential, as Marvin said. Why do we allow the loss of modest housing? Bob, you have Town
Topics right here, it could have been a nice house for a family. Our zoning needs to be looked at.
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It is the same thing on Birch Avenue. It can be all business if someone wanted to do it. It makes
no sense to me. I hope you keep to the concepts of lower intensity of use, lower density,
preserving the character of the neighborhood, Thank you.

Teri MclIntyre: I live on Dempsey, work on Witherspoon St and I have a child at Community
Park. That triangle there, I probably drive through it no less than a dozen times a day. I want to
add a voice to the pedestrian traffic there. Every pedestrian there is under 12! Or, someone who
has newly moved to our country and may not be aware of some of the safety traffic laws. It is not
just at 3:30...there are after-school programs...tennis, soccer, softball...viola. It is everywhere
kids and young people! Many of those living in the JW neighborhood don’t have cars. They use
this road to go to the Laundromat and the drugstore. So please, all the big pictures...all of the
master plan...all of the small picture individual developers...do not underestimate the
importance to whatever goes there...speaking specifically to fire and rescue and the
volunteers...[I am a daughter of a volunteer fireman!]. There is some aggressive driving that
goes on there to get to the station in time to help us. When I sit in that office on Witherspoon St,
I say a prayer a couple of times a day...I just think that that has to be considered. And another
question: Rebecca is there a minimum amount the School Board is looking to make off of
that building? I think that that is a big important question. As someone who has a child in the
system, that would be income for the district, right?

Rebecca: I think we do have a minimum amount set in the Board resolution. I just can’t think of
it off hand. We are basically asking that those who bring us a proposal can show us that they
have the commitment to fund their proposal. Even if it is in stages. There is a deadline. We
wouldn’t be sitting talking like this if the Board hadn’t set a deadline. We began this
conversation in 2006. We are very concerned about the condition of the building. It needs to be
taken care of. That is why I am so glad that you are all here to talk about it. [ hadn’t heard the Y
proposal before. That is very interesting. I don’t think we have ever talked to the Y about
swapping, or trading. All of the Y is now back on its own property. The top part where the Y
daycare was will be used for teacher training.

Marvin: [ want to take exception to Bob’s comment. My conversation with the Y and the Rec
Dept is just the opposite. That as the Y thinks about its expansion, we should perhaps be thinking
that the Recreation Dept facilities ought to be merged into a public-private partnership with the
Y at that location. And we put the zoning in place to let them develop a joint public-private
partnership with the university as they develop that property. We figured out ways for the
playing fields...So think about the possibility of the Y property developing, rather than the Y
moving. It may not fit down at VR.

Rebecca: I’d also like to say that the town needs more playing fields. My other favorite proposal
in the KSS study was to build a new building behind the fagade of the VR School Building. But

that was very expensive.

Marvin: I have to add that whatever sports teams the Schools are thinking of adding are
practicing on Rec Dept fields that the municipalities have built...not on School Board fields.

Rebecca: Correct.

Mayor Mildred Trotman: I’d like to make an announcement. I’d like to underscore the
comments Michael Floyd just made regarding Witherspoon St. and the gateway into Princeton.



At a Princeton Future meeting towards the end of 2010, I was asked by Sheldon Sturges what the

John Witherspoon Neighborhood felt about development that was going on up and down
Witherspoon St. [ saidtohim,i As f ar as | am aware, the concern:
raised by members of the neighborhood, done in 2005 by Princeton Future, had not

¢ h a n gTadde.ard the concerns to which Mr. Floyd referred. The announcement is that the

Consolidation Commission is having a meeting at the JW School Cafeteria on next Tuesday at

7:30, Feb 15. Please come.

Allan: There are a couple of things [ want to say. We haven’t come to an agreement on virtually
anything, as I predicted at the outset. We have a bunch of Post-its up here. I know some people
haven’t said anything and don’t like to. So if you something you’d like to write down...please
stick it on the aerial photo over there. Before we go, I’d like to ask the panel members an easy
question: where do we go from here?

Silence.

Allan: Well, we have a dialogue. What happened this morning was really good. People really
opened up and talked. There was some passion in what was said. Eventually, if we want to do
anything, we are going to have to come to a conclusion. I guess I am just looking for some
guidance, or ideas.

Rebecca: [ have a suggestion. You could go to a Facilities Committee meeting. That is where the
initial phase and planning discussion will be taking place with the School Bd members. I do
believe that there is a meeting next Monday morning. At the end of the meeting, there is always a
chance to discuss anything new that hasn’t been on the agenda. The other time, is to bring it up at
the regular monthly school bd meetings. The two plans set out today will be discussed.

Allan: That is a good suggestion.

Merrilee: The School Bd will decide what is to happen on their property on June 30. If the
Community wishes to impact that, I would suggest that the master plan be amended to reflect
that wish before then. I think the meeting today was fantastic because so many cool ideas came
out of one land owner’s property! And the deadline has spurred on discussion about the entire
town and parcels that may be overlooked or underutilized! We may want to have one more
meeting, whether it is Princeton Future or an ad hoc from the planning board to discuss this
further before June 30.

Allan: We’re done. Thank you all very much!



