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EXECUTIVE SUMMARY 

The Trustees of Princeton University (hereafter “Princeton University”) is submitting this 
General Development Plan (“GDP”) application to seek continued vested rights for the 
Forrestal Campus and other underdeveloped lands east of U.S. Route 1. 

 On May 27, 1975, the Planning Board granted to Princeton University and others what was 
then known as “tentative approval” for a “Planned Multi-Use Development” for the 
Princeton Forrestal Center (“PFC”). The PMUD Planned Unit Development Regulation 
(“PMUD”) Ordinance was enacted by the Township pursuant to the Municipal Planned 
Unit Development Act (1967) (N.J.S.A. 40:55-54), a precursor to development of the 
Municipal Land Use Law, or MLUL (N.J.S.A. 40:55D-1).  The Planned Multi-Use 
Development Approval extended until December 31, 1999.  
 

 On June 21, 1999, the Planning Board approved a GDP to extend the period of vested 
rights with regard to certain properties not fully developed within the Township’s PMUD 
Zone District.  The 1999 GDP Approval, in essence, permitted the basic land use and 
density standards provided for in the 1975 Planned Multi-Use Development approval as 
subsequently amended, to be continued for an additional period of 20 years for the 
properties subject of the approval.  The current 1999 GDP Approval will expire in August 
2019, but the PFC plan has not been completed. 

 
 Princeton University, through this GDP Application, is seeking to continue the PFC plan 

as approved in the 1999 GDP for an additional 20 years.  Princeton University proposes 
simply to continue the project, maintaining the standards and conditions of the 1999 GDP 
Approval for the same square footage and land uses previously approved for the Princeton 
Forrestal Center east of U.S. Route 1, including the Forrestal Campus site. 

 
 As part of this GDP application, Princeton University seeks GDP approval to maintain the 

3,016,530 square foot development yield for the Forrestal Campus and the 6,498,390 
square foot development yield for other lands in PFC east of U.S. Route 1 in addition to 
the transfer of the 102,081 square feet of unallocated FAR from this area to the Forrestal 
Campus as approved in the 1999 GDP Approval.  Table 1 below summarizes the permitted 
maximum development yield, the built square footage, and the remaining unbuilt square 
footage. 

 
 This GDP application conforms to the PMUD Zone District standards, as demonstrated 

on pages 15 – 18, in terms of: 
 
o Permitted Uses; 
o Residential Density; 
o Common Open Space; and 
o Ratio of Nonresidential and Residential Uses. 
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Table 1: Princeton Forrestal Center east of U.S. Route 1 

 Maximum Yield Built Remaining 

James Forrestal Campus  3,016,530 sf 1,338,213 sf 1,678,317 sf 

Areas east of U.S. Route 1 
outside of the Forrestal Campus 

6,498,390 sf 4,542,127 sf 1,956,263 sf (1) 

Total 9,514,920 sf 5,880,340 sf 3,634,580 sf. 

(1) The remaining, unbuilt square footage includes 102,081 square feet of 
unallocated FAR that may be transferred to the Forrestal Campus. 
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INTRODUCTION 

Princeton Forrestal Center (“PFC”), Princeton University’s corporate office and research 
campus, has been an economic powerhouse in the region – bringing in an annual $7.3-billion-
dollar economic impact while occupying roughly one-quarter of Plainsboro Township’s land 
area.  This quintessential mixed-use development with over 10 million square feet of 
development on approximately 2,200 acres (in both Plainsboro Township and South 
Brunswick Township), features academic, research, office, residential, hotel, conference 
center, retail uses, and over 500 acres of managed open and recreation land. 

PFC is a master-planned, mixed use community of office, research, hotel, residential, retail, 
open space and recreational uses that are visually intertwined by high architectural design 
standards (see Attachment 1: PMUD Zone District and Princeton Forrestal Center Plan).  PFC 
mainly consists of the following development areas: 

 Forrestal Campus 
 College Road East/Research Way/Scudders Mill Road  
 Princeton Forrestal Village 
 Princeton Landing 
 “Village South” (formerly South Campus of Princeton Forrestal Village) 
 Princeton Windrows 
 Barclay Square 
 Princeton Nurseries 
 Hotel Site (Marriot Courtyard, Ruby Tuesday’s, Suites) 

Today, Princeton Forrestal Center is home to over 225 for-profit and not-for-profit 
corporations and attracts some of the most prestigious companies in the world, many of which 
have located their North American corporate headquarters in Plainsboro.  The appeal of 
Princeton Forrestal Center is due to the collective energy and wisdom of developer Princeton 
University and the leadership of host community Plainsboro.   

The current 1999 General Development Plan Approval will expire in August 2019, but the 
PFC Plan has not been completed.  Accordingly, in this current General Development Plan 
(“GDP”) Application, Princeton University is seeking to continue and is seeking the PFC Plan 
as approved in the 1999 GDP for an additional twenty years thereby continuing its four-decade 
long relationship with the Township.  In this application Princeton University seeks extended 
vesting rights for a portion of the lands previously approved under the 1999 GDP Approval 
for the Princeton Forrestal Center.  This area of the prior GDP is located east of U.S. Route 1 
as more particularly described below.  Princeton University proposes simply to continue the 
project, rolling over the standards and conditions of the 1999 GDP Approval for the same 
square footage and uses previously approved for the Princeton Forrestal Center east of U.S. 
Route 1, including the Forrestal Campus site. 
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HISTORY OF PRINCETON FORRESTAL CENTER 

In 1951, Princeton University acquired the 825-acre former Medical Research facility of the 
Rockefeller Institute and renamed the property the James Forrestal Campus in honor of the 
first United States Secretary of Defense James Forrestal (Class of 1915).  Between 1957 and 
1972 additional lands were acquired by the University, and in 1973, Princeton University 
announced further expansion beyond the boundaries of the Forrestal Campus through the 
creation of the 1,600-acre Princeton Forrestal Center.  Through the remainder of the 1970s 
and 1980s, PFC continued to expand its land base until its final acquisition in 1986 of 488 
acres from the Princeton Nurseries.  Today, PFC is approximately 2,200 acres, of which 1,804 
acres are located in Plainsboro Township. 

 

Zoning History 

On May 27, 1975, the Planning Board granted to Princeton University and others what was 
then known as “tentative approval” for a “Planned Multi-Use Development” of a 1,600-acre 
tract straddling U.S. Route 1. The PMUD Planned Unit Development Regulation (“PMUD”) 
Ordinance was enacted by the Township pursuant to the Municipal Planned Unit 
Development Act (1967) (N.J.S.A. 40:55-54), a precursor to development of the Municipal 
Land Use Law, or MLUL (N.J.S.A. 40:55D-1).  The Planned Multi-Use Development Approval 
extended until December 31, 1999. 

Pursuant to Section 85-57D of the Plainsboro Township Code, the Planning Board approved 
nine variations in the original plan of development in order to accommodate changing 
circumstances and in keeping with the PMUD Zone District purposes of providing flexibility 
in planning and site plan design and enhancing the quality of development. 

The approved Planned Multi-Use Development plan, as amended, provided for a variety of 
land uses, including office/research uses; educational/research uses (at Forrestal Campus); 
hotels and conference centers; business and commercial uses (at Princeton Forrestal Village 
and Princeton Nurseries); 820 units of conventional housing, including up to 220 units on 
the Princeton Nurseries property, the other 600 units having been constructed at Princeton 
Landing, a planned community; and nearly, 527 acres of devoted common open space.  Lastly, 
a continuing care retirement community was developed containing 102 single-family villa and 
townhouse units and 189 mid-rise independent living apartment units (collectively known as 
Princeton Windrows) as well as a 180 bed skilled nursing facility and community medical 
facility and an 83 unit assisted living facility originally known as The Pavilion at Forrestal now 
known as Atrium Senior Living and Post-Acute Care of Princeton. 

 

General Development Plan History 

On June 21, 1999, the Planning Board approved a GDP to extend the period of vested rights 
with regard to certain properties not fully developed within the Township’s PMUD Zone 
District.  The general development plan level of approval was enacted in May 1987 as an 
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amendment to the MLUL.  The 1999 GDP Approval, in essence, permitted the basic land use 
and density standards provided for in the 1975 Planned Multi-Use Development approval as 
subsequently amended, be continued for an additional period of 20 years for the properties 
subject of the approval.  The 1999 GDP Approval included the following seven sites at 
Princeton Forrestal Center (see Attachment 1: Areas included within the 1999 PFC GDP Land 
Use Plan and 2019 Forrestal Campus GDP): 

 “Village South” (formerly South Campus of Princeton Forrestal Village) 
 Hotel Site (formerly the Holiday Inn site) 
 Forrestal Campus 
 Princeton Nurseries 
 College Road East Lots: 

o Lot 12.18 – 5.0 acres 
o Lot 18.09 – 13.79 acres 
o Lot 12.24 – 9.62 acres 

At the time of the 1999 GDP application, the remainder of Princeton Forrestal Center had 
either, 1), been constructed or was under construction and its rights vested by virtue of 
obtaining a valid building permit or permits, and acting on those permits; or 2), while not 
constructed or under construction, had received vested rights by virtue of preliminary site plan 
approvals; or 3), was not part of the approval. 

The 1999 GDP Approval also approved a continuation of the prior process of calculating the 
maximum floor area ratio (“FAR”) of the various land use components of the PFC on an 
overall, cumulative basis rather than an individual lot basis.  The Township, through the 1999 
GDP Approval, granted the same total square footage as previously approved under the 1975 
Planned Multi-Use Development, to be distributed among various sites on the east side of 
U.S. Route 1.1   

Since the 1999 GDP Approval, the applicant has completed the build-out of Village South, the 
Hotel Site, 750 College Road East, a portion of the Forrestal Campus, and the development of 
approximately 60 acres of the 169 acre Princeton Nurseries property including 221 residential 
units. Subsequent to the 1999 GDP Approval, the applicant received two amendments: 

                                                 
1 Additionally, the 1999 GDP Approval allowed Princeton Forrestal Center: 

 Preliminary approvals for sections of the planned development to be applied for subsequent to five years 
of the date of the GDP approval; 
 

 To avoid specific sequential phasing of the full build-out of the permitted and allowable uses of the 
development.  This allowed the applicant to be able to respond flexibly to the market; and 
 

 To calculate the maximum floor area ratio of the various land use components and the amount of 
common open space required for the Princeton Forrestal Center on an overall, cumulative basis, rather 
than an individual lot basis. 
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1. Resolution P01-11, dated October 15, 2001, to amend the Circulation Plan (also known 
as the 2nd Amendment); and 
 

2. Resolution P01-16, dated March 18, 2002, to the General Land Use Plan (also known 
as the 3rd Amendment).   

The applicant also received a GDP variation approval, Resolution P16-08, dated July 18, 2016, 
to relocate the “sports, wellness and fitness center” land use, approved under the above 
referenced P01-16, to a different land area within the PMUD Zone District in order to permit 
the construction of the Lifetime Athletic facility in the Forrestal Campus. 

 

PROPERTIES 

This GDP Application includes the following three areas at Princeton Forrestal Center (see 
Attachment 1: Forrestal Campus GDP Orientation Plan and Forrestal Campus GDP Reference 
Plan): 

 Forrestal Campus: 233.003 acres 
o Block 701, Lot 18 
o Block 701, Lot 19 
o Block 701, Lot 20 
o Block 701, Lot 22 
o Block 701, Lot 23 
o Block 701, Lot 24 
o Block 701, Lot 25 
o Block 701, Lot 27 
o Block 701, Lot 28 
o Block 701, Lot 29 
o Block 701, Lot 32.02 
o Block 701, Lot 32.04 
o Block 701, Lot 33.04 
o Block 701, Lot 33.05 
o Block 701, Lot 33.06 

 College Road East: 5.0 acres 
o Block 701, Lot 5  

 Research Way Lots: 20.14 acres 
o Block 702, Lot 13  
o Block 702, Lot 14  

Princeton Nurseries, Block 102, Lots 5 and 6 and Block 106, Lot 1, is excluded from this 
application and subject to a separate application. 

Similar to the 1999 GDP Approval, the scope of this application recognizes that the remainder 
of Princeton Forrestal Center has either, 1), been constructed or is under construction and its 
vested rights by virtue of obtaining a valid building permit or permits, and acting on those 
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permits; or 2), while not constructed or under construction, has previously received vested 
rights by virtue of preliminary site plan approvals; or 3), is not part of this application. 

   

Forrestal Campus 

Forrestal Campus is located on the east side of U.S. Route 1, in Princeton Forrestal Center, 
and consists of nearly 400 acres of which there are 277 developable acres.  Applying the 
standard Princeton Forrestal Center FAR of 0.25 for office/research lands and 
educational/research lands to the 277 total developable acres in Forrestal Campus yields 
3,016,530 square feet of floor area.  While Princeton University administers the FAR for all of 
the parcels within PFC, some of the parcels within Forrestal Campus are no longer owned by 
the University.  As such, the parcels owned by third-parties are not included within this GDP 
Application for purposes of vesting.  Therefore, the portion of the Forrestal Campus that is 
the subject of this GDP Application consists of 233.003 developable acres, all owned by 
Princeton University.  

 

Other Undeveloped Lands east of U.S. Route 1 

PFC includes 582.6 acres of land along College Road East, Research Way and Scudders Mill 
Road.  In 2006, an additional 14.13 acres (Block 702, Lot 11.01) was added to the PMUD Zone 
District, resulting in a total of 596.73 acres east of U.S. Route 1 outside of the Forrestal 
Campus.  Applying the standard Princeton Forrestal Center FAR of 0.25 for office/research 
lands to this 596.73 acres yields 6,498,390 square feet of floor area.  While Princeton 
University administers the FAR for all of the parcels within PFC, some of the parcels along 
outside of the Forrestal Campus are no longer owned by the University.  As such, the parcels 
owned by third-parties are not included within the GDP Application for purposes of vesting.   

While most of the University-owned land east of U.S. Route 1 outside of the Forrestal Campus 
is developed, Princeton University owns three undeveloped lots, approximately 25 acres, 
located on College Road East and Research Way.  Block 701, Lot 5, on College Road East, 
contains five acres of land, Block 702, Lot 13, on Research Way, contains 11.09 acres of land, 
and Block 702, Lot 14, also on Research Way, contains 9.05 acres of land.  Block 702, Lots 13 
and 14 are currently used for recreational purposes, with three softball fields, two volleyball 
courts, two cricket pitches and lawn areas.   

 

APPROVALS REQUESTED2 

This is an application for General Development Plan approval for a term of 20 years, 
beginning on the date of the first final approval of a development application with respect to 
any site identified for specific approvals below.  The effect of the approval is that the basic 
                                                 
2  Princeton Nurseries, Block 102, Lots 5 and 6 and Block 106, Lot 1, is excluded from this application and 

subject to a separate application. 
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zoning standards and regulations of the PMUD Zone District will not be altered by ordinance 
of the Governing Body or Resolution of the Planning Board for a period of 20 years from such 
date, unless the applicant or any successor shall apply for an amendment or change.  

Following the same approach as the 1999 GDP Approval, which included only undeveloped 
parcels, this GDP Application includes only undeveloped lands or lands with remaining, 
unbuilt floor area owned by Princeton University. 

 

Specific Approvals 

Forrestal Campus 

Applying the standard Princeton Forrestal Center FAR of 0.25 for office/research lands and 
educational/research lands to the 277 total developable acres in Forrestal Campus yields 
3,016,530 square feet of floor area.  This Application seeks GDP Approval of the same total 
square footage and land uses approved in the 1999 GDP Approval. 

By Resolution adopted on May 27, 1975, the Planning Board approved this area of Princeton 
Forrestal Center for development of educational/research (“E/R”) uses.  By Resolution 
adopted on September 4, 1980, the Planning Board granted approval to devote up to 100 acres 
of the Forrestal Campus to office/research (“O/R”) uses.  The Planning Board, by Resolution 
adopted on March 18, 2002, approved the Third Amendment to the 1999 GDP Approval to 
reallocate acreage within Forrestal Campus to allow up to an additional 61.68 acres of E/R to 
be used towards O/R uses.  As detailed in Table 2 below, pursuant to the Third Amendment 
to the 1999 GDP Approval, no less than 1,150,815 square feet and no more than 1,927,530 
square feet of the developable floor area in Forrestal Campus can be devoted to E/R uses and 
no less than 1,089,000 square feet and no more than 1,865,715 square feet of the developable 
floor area in Forrestal Campus can be devoted to O/R uses.   

As detailed in Exhibit B (attached), 2,549,780 square feet of the permissible 3,016,530 square 
footage allowance has been allocated to specific projects within the Forrestal Campus.  Of the 
2,549,780 allocated3 square feet, 1,338,213 square feet has been constructed and 1,211,567 
square feet remains unbuilt.  The remaining unallocated4 square footage is 466,750 square 
feet that can be developed as either E/R or O/R uses.  Simply stated, 3,016,530 square feet is 
permitted; 1,338,213 square feet has been built; leaving, an additional 1,678,317 square feet that 
may be developed within Forrestal Campus within the 0.25 average FAR requirement. 

As part of this GDP application, the applicant seeks GDP approval to maintain the 3,016,530 
square foot development yield for the Forrestal Campus, as previously approved under the 
1975 Planned Multi-Use Development Approval and the 1999 GDP Approval.  

                                                 
3 Allocated means that the University has either constructed or reserved a precise square footage for University 
projects or entered into an agreement with a third-party for a precise square footage for a specific project. 
 
4 Unallocated means that the square footage has not be assigned to a specific project. 
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Table 2: Forrestal Campus Development Yield 

 Education/Research Office/Research Total 

Original 1999 GDP 

Developable Acres 177 acres 100 acres 277 acres 

Square Footage Allowance 1,927,530 SF 1,089,000 SF 3,016,530 SF 

Third Amendment to the GDP Approval5 

Developable Acres 115.32 acres 161.68 acres 277 acres 

Revised Square Footage 
Allowance6 

1,150,815 SF 1,865,715 SF 3,016,530 SF 

Current Square Footage Use 
Allocation 

1,430,059 SF 1,119,721 SF 2,549,780 SF 

Remaining Possible Allocation - - 466,750 SF 

Possible Transferred 
Unallocated FAR from Other 
Lands east of U.S. Route 1 
outside of the Forrestal 
Campus (1) 

 102,081 SF 102,081 SF 

Remaining and Transferred 
Possible Allocations 

  568,831 SF 

(1) As detailed in the “Other Undeveloped Lands east of U.S. Route 1 outside of the 
Forrestal Campus” below, the University requests the ability to transfer the 102,081 
square feet of unallocated FAR into the Forrestal Campus as was approved in the prior 
GDP Approval. 

                                                 
5 The Third Amendment to the GDP Approval allowed for the reallocation of an additional 61.68 acres towards 
the Office/Research use.   
 
6 1,865,715 gross square feet is directly cited in the 3rd Amendment (which is the sum total of 1,089,000 gross 
square feet + 671,715 square feet associated with the 61.68 acres + 105,000 square feet for to the “sports, 
wellness and fitness center”).  As a result, the revised square footage allocation for Education/Research is 
1,150,815 square feet. 
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Other Undeveloped Lands east of U.S. Route 1 outside of the Forrestal Campus 

There are three other undeveloped lots located on College Road East and Research Way in 
Princeton Forrestal Center.  Block 701, Lot 5, contains 5.0 acres of land, Block 702, Lots 13, 
contains 11.09 acres of land, and Block 702, Lot 14, contains 9.05 acres of land, for a total of 
25.14 potentially developable acres.   

The original Planned Multi-Use Development Approval was for 582.6 acres of land east of 
U.S. Route 1 outside of the Forrestal Campus, with the subsequent addition of 14.13 acres by 
the incorporation of Block 702, Lot 11.01 into the PMUD Zone District in 2006.  Applying the 
standard Princeton Forrestal Center FAR for O/R lands of 0.25 to the 596.73 acres yields 
6,498,390 square feet of floor area.  As identified on Exhibit B (attached), 6,396,309 square 
feet of the permissible 6,498,390 square footage allowance has been allocated to specific 
projects pursuant to Township resolutions and agreements with third party lessees or owners.  
Of the 6,396,309 allocated square feet, 4,542,127 square feet has been constructed and 
1,854,182 square feet remains unbuilt.  The remaining unallocated square footage is 102,081 
square feet that can be developed as O/R uses.  Simply stated, 6,498,390 square feet is 
permitted; 4,542,127 square feet has been built; leaving, an additional 1,956,263 square feet 
that may be developed east of U.S. Route 1 outside of the Forrestal Campus within the 0.25 
average FAR requirement.  

As was approved in the prior GDP Approval, the applicant also requests the ability to transfer 
the 102,081 square feet of unallocated FAR from the other undeveloped O/R lands outside of 
the Forrestal Campus into the Forrestal Campus to be developed as part of the O/R component 
if it elects to do so, while maintaining the overall average 0.25 FAR within the PMUD Zone 
District east of U.S. Route 1. 

 

General Requests for Approval 

The applicant requests that the GDP that is the subject of this application be approved for a 
period of 20 years pursuant to the Township’s GDP regulations, Section 85-70.5 of the 
Township Code, and the MLUL (N.J.S.A. 40:55D-45.1(b)).   

In addition, as was included in the 1999 GDP Approval, the applicant requests: 

1. Approval to allow, pursuant to Section 85-70.9(c) of the Township Code (GDP 
regulations), preliminary approvals for sections of the planned development to be 
applied for subsequent to five years of the date of the GDP approval; 
 

2. Approval of a timing schedule allowing for completion of all sections of the planned 
development by the end of the term of the GDP Approval with no requirement for 
earlier completion dates or a specific phasing of the development; and 
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3. Approval of the provisions of the 1999 GDP Approval and the Planned Multi-Use 
Development Approval permitting an average FAR of 0.25 for the O/R component, as 
a whole, and for the E/R component, as a whole, for the area of Princeton Forrestal 
Center east of U.S. Route 1. 
 

4. Approval of a provision continuing the method of calculation in the Planned Multi-
Use Development Approval to determine the maximum floor area ratio of the various 
land use components of, and the amount of common open space acreage required for, 
the Princeton Forrestal Center on an overall, cumulative basis, within the PMUD Zone 
District rather an individual lot basis. 
 
 

CONTENTS OF A GENERAL DEVELOPMENT PLAN 

Section 85-70.4 of the Township Code lists the required contents of a general development 
plan, some of which involve maps and others of which are to be reports.  The applicant has 
satisfied the requirements of Section 85-70.4 as follows: 

GENERAL LAND USE PLAN: 

The Forrestal Campus GDP General Land Use Plan, included within Attachment 1, indicates 
the following information: 

1. Total amount of nonresidential floor area to be constructed; 
 

2. Proposed land area, including estimated acreage, thereof, to be devoted to each 
nonresidential use; and, 
 

3. Proposed types of nonresidential uses. 
 
As a reference, the Areas included within the Approved 1999 GDP General Land Use Plan 
and 2019 Forrestal Campus GDP (see Attachment 1) illustrating PFC in its entirety is also 
enclosed as evidence the requested land uses as part of this application are not changing.  
 

CIRCULATION PLAN: 

As part of the Tentative Approval and the 1999 GDP Approval, Princeton University installed 
and/or constructed most of the roadways and intersections for the full buildout of the lands 
east and west of U.S. Route 1 [3,016,053 square feet (Forrestal Campus) + 6,498,390 square 
feet (College Road East/Scudders Mill Road/Research Way) + 1,772 residential units + 700 
hotel keys + 841,224 non-residential square footage] as shown, respectively, on the Forrestal 
Campus GDP Circulation Plan.  The Forrestal Campus GDP Circulation Plan which 
accompanies this application shows the existing principal roadway system of Forrestal 
Campus and the other undeveloped lands along College Road East and Research Way, as well 
as the remaining improvements to the existing transportation network abutting Forrestal 
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Campus and the other undeveloped lands along College Road East and Research Way as 
required by the 1999 Traffic Agreement and as amended (see Attachment 1). 

The 1999 Approved GDP and related Traffic Agreement, as well as subsequent amendments 
included detailed provision for Princeton University to construct a number of road 
improvements pursuant to defined phasing requirements.  All but five (5) of the required 
improvements have been completed.  The 1999 Traffic Agreement requires that the 
remaining improvements be completed under the phasing set forth therein until full build 
out of the PFC Plan is completed.  The Applicant acknowledges the obligations set forth in the 
1999 Traffic Agreement and shall apply, unless modified by the consent of the Township and 
the applicant.  Significantly, the 1999 Traffic Agreement sets for the following: 

“5. Effect of Agreement.  Except as otherwise specifically provided herein, each of the 
governmental parties to this Agreement agrees that whenever it shall review a 
preliminary or final subdivision and/or site plan for the development of any portion 
of the Princeton Forrestal Center Property, it shall not require a traffic study to be 
conducted by the developer of such portion of the Princeton Forrestal Center Property 
(except as provided for in Paragraph 6 of this Agreement), nor shall any road 
improvement other than those specified in Paragraph 3 of this Agreement be required 
by such governmental party, nor shall any improvement specified in Paragraph 3 of 
the Agreement be required to be commenced or completed except in accordance with 
the phasing schedule set forth in Paragraph 3 of this Agreement.” 

As identified in Item 5 of the 1999 Traffic Agreement, other than the improvements specified 
in the 1999 Traffic Agreement, no further analysis on mitigation measures would be required 
to complete the build out of the PFC Plan. 

The 1999 Traffic Agreement and 2002 Amendment to the Traffic Agreement are provided in 
Attachment 2. 

 

OPEN SPACE PLAN: 

The Forrestal Campus GDP Open Space Plan, included within Attachment 1, depicts all the 
common open space and recreational facilities located on the properties included within this 
GDP Application.  All of the common open space within this Forrestal Campus GDP 
application is owned and maintained by Princeton University.  As detailed below, the open 
space requirements for PFC in its entirety comply with the open space requirements of the 
PMUD Zone District.  

 

UTILITIES AND STORMWATER MANAGEMENT PLANS: 

As part of the prior 1999 GDP Approval, Princeton University installed and/or constructed 
the major sewer lines, water main lines, and stormwater management facilities for the full 
buildout of the lands east and west of U.S. Route 1 [3,016,053 square feet (Forrestal Campus) 
+ 6,498,390 square feet (College Road East/Scudders Mill Road/Research Way) + 1,772 
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residential units + 700 hotel keys + 841,224 non-residential square footage] as shown, 
respectively, on the Forrestal Campus GDP Utility Plan or Forrestal Campus GDP Stormwater 
Management Plan (see Attachment 1).  These plans are supplemented by a technical report, 
included in Attachment 3, which describes the existing utility and drainage systems, explains 
how they function, indicates overall design parameters, and describes in general what 
additional major facilities will be needed to be installed in the future. 

Any future sewer lines, water lines, stormwater management facilities, and renewable energy 
initiatives, as necessary, will be identified on any future site plan applications for review and 
approval by the Township. 

 

ENVIRONMENTAL INVENTORY: 

The Forrestal Campus GDP Environmental Inventory Plan, included within Attachment 1, 
provides a general description of the vegetation, soils, topography, geology, surface hydrology 
and other relevant features as required by Section 85-70.4(f).  Additionally, an Environmental 
Inventory Report, prepared by Clarke Caton Hintz, dated July 17, 2019, is provided as 
Attachment 4. 

 

COMMUNITY FACILITY PLAN: 

PFC over the years, has provided maintained trails, bike paths, roads, playing fields, etc.  More 
recently, a Zagster bike share program has been made available and a bike lane has been added 
to Campus Road.  Forrestal Campus and the other undeveloped lands along College Road East 
and Research Way are integrated within the PFC and have access to these existing amenities.  
Access to these facilities is available to both residents and business employees to enjoy.   

Additionally, a private fire company and EMT facility exists at the Princeton Plasma Physics 
Laboratory facility.  These services are secondary to the Township’s own emergency response 
services.  While these private services may be the first to arrive to the scene of an incident due 
to their proximity, the Township’s services take command upon their arrival.  Cooperative 
agreements currently exist between these private emergency services and the Township’s 
emergency services.  

Furthermore, there is both a public safety service for the Forrestal Campus as a whole and an 
individual public safety service specifically for Princeton Plasma Physics Laboratory.  As with 
the other onsite emergency services, both of these public safety services are secondary to the 
Township’s public safety services.  Cooperative agreements currently exist between these 
private public safety services and the Township’s public safety services. 

Moreover, one of the Governor’s helipad sites is located within Forrestal Campus and the 
University provided the land for the State Police Barracks located on U.S. Route 1.   

Finally, while the Princeton Forrestal Center recreation fields are typically reserved for use by 
the corporate office recreation leagues, there has been the recent addition of two cricket 
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pitches in order to satisfy both the corporate and local community’s need for adequate 
facilities.   

There are no additional community facilities proposed to be located on the Forrestal Campus 
nor the other undeveloped lands along College Road East and Research Way.  As such, no 
separate Community Facility Plan is provided.   

 

HOUSING PLAN: 

There is no residential development proposed within Forrestal Campus nor the other 
undeveloped lands along College Road East and Research Way.  Therefore, no separate 
Housing Plan is provided. 

 

LOCAL SERVICE PLAN: 

All of the information required by Section 85-70.4(i) is shown on the Forrestal Campus GDP 
Utility Plan or Forrestal Campus GDP Stormwater Management Plan or is contained in the 
accompanying technical report. 

 

FISCAL REPORT: 

A Fiscal Impact Analysis, prepared by Richard Reading & Associates, dated July 9, 2019, 
containing the information required by Section 85-70.4(j) is provided as Attachment 5.  

  

TIMING SCHEDULE: 

Consistent with the 1999 GDP Approval, the applicant requests approval of a timing schedule 
allowing for completion of all sections of the planned development by the end of the term of 
the GDP Approval with no requirement for earlier completion dates or specific phasing of 
development.  Economic and market conditions are such that is it not feasible to make any 
practical prediction with respect to either the sequence or the timetable for the development 
of the remainder of Forrestal Campus or the other undeveloped land along College Road East 
and Research Way.   

A Timing Schedule, prepared by Clarke Caton Hintz, dated August 14, 2019, is provided as 
Attachment 6. 

 

DEVELOPER’S AGREEMENT: 

The proposed Developer’s Agreement which accompanies this application is the Developer’s 
Agreement called for by Section 85-70.4(l) (see Attachment 7).  The Developer’s Agreement 
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will be finalized once the GDP Application is approved by the Township and any applicable 
conditions identified in the resolution of approval can be incorporated into the agreement. 

 

REQUIRED FINDINGS FOR PLANNED DEVELOPMENT 

Conformance to Zoning Standards 

Permitted Uses 

All of the properties that are the subject of this application are located in the Township’s 
PMUD Zone District.  The Ordinance provides for a wide variety of permitted uses in that 
zone.  All of the applicant’s existing and proposed land uses are permitted uses in the PMUD 
Zone District. 

A distinction is made between permitted uses and allowable uses.  Not all permitted uses may 
be constructed within the confines of the PMUD Zone District at any one time.  The types of 
development rights are assigned to specific locations within the zone and this is provided for 
in the original 1975 “tentative approval” as the same has been modified and amended many 
times in the years since the adoption of the initial resolution of approval. 

For example, the Forrestal Campus of Princeton Forrestal Center consists of 277 developable 
acres on the east side of U.S. Route 1.  Originally, the only allowed use was 
educational/research, but in 1980, the Planning Board amended the allocation to permit the 
use of up to 100 acres of Forrestal Campus for office/research uses.  The Planning Board, by 
Resolution adopted on March 18, 2002, approved the Third Amendment to the 1999 GDP 
Approval to reallocate acreage within Forrestal Campus to allow up to an additional 61.68 
acres of E/R to be used towards O/R uses.   

Therefore, each area of Princeton Forrestal Center has assigned to it a specific allowable use 
or uses (see Attachment 1: Areas included within the 1999 PFC GDP General Land Use Plan 
and 2019 Forrestal Campus GDP).  The applicant is seeking the educational/research and 
office/research uses, provided for in the 1999 GDP Approval, as subsequently amended, be 
continued for an additional period of 20 years.  These land uses are shown on the Forrestal 
Campus GDP General Land Use Plan, dated July 17, 2019.  This map has been submitted with 
the GDP application (see Attachment 1).   

As previously stated, applying the standard Princeton Forrestal Center FAR of 0.25 for 
office/research lands and educational/research lands to the 277 total developable acres in 
Forrestal Campus yields 3,016,530 square feet of floor area and to the 596.73 developable acres 
east of U.S. Route 1 outside of the Forrestal Campus yields 6,498,390 square feet of floor area.  
As part of this GDP application, the applicant seeks GDP approval to maintain the 3,016,530 
square foot development yield for the Forrestal Campus and the 6,498,390 square foot 
development yield for the lands outside of the Forrestal Campus.  

Consistent with the prior GDP approval, the applicant also requests the ability to transfer the 
102,081 square feet of unallocated and unused O/R FAR for the other undeveloped lands 
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outside of the Forrestal Campus into the Forrestal Campus to be developed as part of the O/R 
component if it elects to do so.  

 

Residential Density 

This GDP Application is not proposing any residential uses. 

Section 101-139 provides that there shall be an average of not more than 8 dwelling units per 
acre of land devoted to residential use.  While there are no residential uses proposed as part 
of this GDP Application, as demonstrated on Exhibit A (attached), the overall Princeton 
Forrestal Center (with the Princeton Nurseries excluded7) complies with the residential 
development requirement of the PMUD Zone District ordinance.  The existing Princeton 
Forrestal Center, with the Princeton Nurseries excluded, has a ratio of 6.38 dwelling units per 
acre of land devoted to residential use which is below the threshold of no more than 8 dwelling 
units per acre of land devoted to residential use specified within the PMUD Zone District 
standards.   

 

Common Open Space 

Section 101-140 requires common open space as follows: 

A. There shall be set aside for common open space not less than one (1) acre of land for every 
eight (8) dwelling units. 
 

B. There shall be set aside for common open space not less than three (3) acres of land for every 
ten (10) acres of land devoted to office, research, industrial uses and/or educational-research 
uses and/or business and commercial uses. 
 

E. There shall be set aside for common open space not less than three (3) acres of land for every 
ten (10) acres of land devoted to independent living units, assisted living units and nursing 
care units, and not less than one (1) acre of land for every eight (8) age-restricted units. 

 

As detailed in Table 3 below and Exhibit A (attached), the total amount of common open space 
required for both residential and nonresidential uses within the Princeton Forrestal Center is 
approximately 396.648 acres.  Since the total amount of provided open space in Princeton 
Forrestal Center is 526.798 acres, there is an excess of approximately 130.150 acres of common 
open space.  As such, the Princeton Forrestal Center is in compliance with the common open 
space requirements of the PMUD Zone District as a whole. 

                                                 
7  The Princeton Nurseries is subject to a separate GDP Application in front of the Plainsboro Township 

Planning Board, and therefore, has been excluded from the Princeton Forrestal Center for this application in 
terms of identifying full Princeton Forrestal Center compliance with the PMUD Zone District standards. 
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Consistent with the prior GDP approval, the applicant is requesting approval of a provision 
continuing the allowed calculation of the open space requirements of the Princeton Forrestal 
Center on an overall, cumulative basis, within the PMUD Zone District rather than an 
individual lot basis. 

  Table 3: PMUD Zone District Open Space Compliance 

Project Name Ordinance Standard Units / Acres Required 

Princeton Landing §101-140A 

1 acre/8 units 

600 units 75 acres 

Barclay Square §101-140A 

1 acre/8 units 

221 units 27.625 acres 

Nonresidential Land §101-140B 

3 acres/10 acres nonres. 

916.118 acres 274.835 acres 

Princeton Windrows  

( Villas and Townhomes) 

§101-140E 

1 acres/8 age-restricted units 

102 units 12.75 acres 

Princeton Windrows 

(Independent Living / 
Assisted Living / Nursing 
Care) 

§101-140E 

3 acres/10 acres land 
devoted to ind. living / 

assisted living / nursing care 

21.459 acres 6.438 acres 

TOTAL 396.648 acres 

PROVIDED 526.798 acres 

EXCESS 130.150 acres 

 

Ratio of Nonresidential and Residential Uses 

Section 101-138 of the Plainsboro Township Code provides that for every acre of land devoted 
to residential use there should be at least seven (7) acres devoted to nonresidential use, 
excluding common open space.  Per Section 101-138 of the PMUD Zone District standards, a 
retirement community is not deemed to be either a residential or a nonresidential use for the 
purposes of this requirement.  As identified on Exhibit A (attached), the amount of 
nonresidential land in Princeton Forrestal Center (not including the Princeton Nurseries area) 
and excluding Princeton Windrows, is 916.118 acres (i.e. 937.577 – 21.459 = 916.118).  The 
amount of residential land in Princeton Forrestal Center (again, with the Princeton Nurseries 
area excluded), excluding The Windrows at Princeton Forrestal, is 120.874 acres (i.e., 144.578 
– 23.704 = 120.874).  Therefore, the ratio of nonresidential land to residential land is 7.579 
acres of land devoted to nonresidential uses to one acre of land devoted to residential uses, 
which satisfies the requirement of Section 101-138. 
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While this GDP Application is not proposing any residential uses, consistent with the prior 
GDP, the applicant is requesting approval of a provision continuing the allowed calculation of 
the maximum floor area ratio of the various land use components of the Princeton Forrestal 
Center on an overall, cumulative basis, within the PMUD Zone District east of U.S. Route 1 
rather than an individual lot basis. 

 

Adequacy of Physical Design 

Water service is available to the property from New Jersey American Water Company and 
sewer service is provided via South Brunswick’s collection system for treatment at the facilities 
of the Stony Brook Regional Sewerage Authority.  

As is the case throughout Princeton Forrestal Center, individual site plans will be designed to 
provide adequate light and air for occupants and visitors.  Ample opportunities for recreational 
and visual enjoyment are provided by the approximately 527 acres of common open space 
interspersed throughout Princeton Forrestal Center. 

The applicant has completed various roadway construction and improvement projects as part 
of its prior approvals to accommodate the full build-out of Princeton Forrestal Center as well 
as future regional growth, such as:  

 Construction and limited ongoing maintenance of the grade separated intersections of 
U.S. Route 1 with College Road (which then allowed a NJDOT commitment to 
construct a grade-separated intersection of U.S. Route 1 and Scudders Mill Road); 

 Widening of U.S. Route 1;  
 Improvements to the intersection of U.S. Route 1, Sayre Drive and Stellarator Road;  
 Construction of College Road East/West, and Research Way; 
 Various improvements and limited ongoing maintenance to College Road East and 

West, Research Way, Schalks Crossing and Scudders Mill Road; 
 Improvements to Mapleton Road and Seminary Drive; 
 Construction and maintenance of the existing Campus Road; and  
 Construction and maintenance of Forrestal Road and Forrestal Road South.   

The 1999 Approved GDP and related Traffic Agreement, as well as subsequent amendments 
included detailed provision for Princeton University to construct a number of road 
improvements pursuant to defined phasing requirements.  All but five (5) of the required 
improvements have been completed.  The 1999 Traffic Agreement requires that the 
remaining improvements be completed under the phasing set forth therein until full build 
out of the PFC Plan is completed.  The Applicant acknowledges the obligations set forth in the 
1999 Traffic Agreement and 2002 Amendment shall apply, unless modified by the consent 
of the Township and the applicant. 

Thus, the provisions through the physical design of Forrestal Campus and other undeveloped 
land along College Road East and Research Way for public service, control of vehicular and 
pedestrian traffic, the necessities of adequate light and air, and recreational and visual 
enjoyment remain satisfactory. 
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Impact of Proposed Development 

In reviewing the various modifications to the original planned development approval of 1975 
and the 1999 GDP Approval for Princeton Forrestal Center over the course of the last 40 
years, the Planning Board has consistently found that Princeton Forrestal Center will not have 
an unreasonably adverse impact upon the area in which PFC is located.  This same finding is 
justified in connection with this GDP Application for the Forrestal Campus and other 
undeveloped land along College Road East and Research Way since no material change in the 
allowed intensity of development is being sought from the approval as it currently stands.  The 
applicant seeks only to secure extended vested rights for the same amount of square footage 
as previously approved by the Township.  

 

DOCUMENTS ACCOMPANYING THE APPLICATION 

Attachment 1: General Development Plans 

 PMUD Zone District and Princeton Forrestal Center Plan, dated July 
17, 2019, prepared by Van Note-Harvey Associates, Inc., 103 College 
Road East, 3rd Floor, Princeton, NJ 08540. 
 

 Areas included within the 1999 PFC GDP Land Use Plan and the 
2019 Forrestal Campus GDP, dated July 17, 2019, prepared by Van 
Note-Harvey Associates, Inc., 103 College Road East, 3rd Floor, 
Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Orientation Plan, dated 
July 17, 2019, prepared by Van Note-Harvey Associates, Inc., 103 
College Road East, 3rd Floor, Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Reference Plan, dated 
July 17, 2019, prepared by Van Note-Harvey Associates, Inc., 103 
College Road East, 3rd Floor, Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan General Land Use Plan, 
dated July 17, 2019, prepared by Clarke Caton Hintz, 100 Barrack 
Street, Trenton, NJ 08601. 
 

 Forrestal Campus General Development Plan Circulation Plan, dated 
July 17, 2019, prepared by Van Note-Harvey Associates, Inc., 103 
College Road East, 3rd Floor, Princeton, NJ 08540. 
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 Forrestal Campus General Development Plan Open Space Plan, dated 
July 17, 2019, prepared by Clarke Caton Hintz, 100 Barrack Street, 
Trenton, NJ 08601. 
 

 Forrestal Campus General Development Plan Utility Plan, dated July 
17, 2019, prepared by Van Note-Harvey Associates, Inc., 103 College 
Road East, 3rd Floor, Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Stormwater 
Management Plan, dated July 17, 2019, prepared by Van Note-Harvey 
Associates, Inc., 103 College Road East, 3rd Floor, Princeton, NJ 
08540. 
 

 Forrestal Campus General Development Plan Environmental 
Inventory Plan, dated July 17, 2019, prepared by Clarke Caton Hintz, 
100 Barrack Street, Trenton, NJ 08601. 

 

Attachment 2: 1999 Traffic Agreement and 2002 Amendment to the Traffic Agreement. 

Attachment 3: Utilities and Stormwater Management Technical Report, dated July 17, 
2019, prepared by Van Note-Harvey Associates, Inc. 

Attachment 4: Environmental Inventory Report, dated July 17, 2019, prepared by Clarke 
Caton Hintz. 

Attachment 5: Fiscal Impact Analysis, dated, July 9, 2019, prepared by Richard Reading 
& Associates. 

Attachment 6: Timing Schedule, dated August 14, 2019, prepared by Clarke Caton Hintz. 

Attachment 7: Proposed Forrestal Campus GDP Developer’s Agreement, dated July 17, 
2019. 

Attachment 8: Application forms and related documents. 

 



 ACREAGE ALLOCATION CHART
PRINCETON FORRESTAL CENTER

General Development Plan Application
(June 1, 1995, Last Revised July 17, 2019)

Summary PFC Standalone w/o PN
DEVELOPABLE

Property Location Total Non-Residential Residential Open Space Units

East of Route One 874.469 599.516 274.953

Forrestal Campus 403.523 277.000 0.000 126.523

West of Route One: 
W/Nurseries 0.000 0.000 0.000 0.000 0.000

W/Out Nurseries 330.961 61.061 144.578 125.322 923.000
Total Princeton Forrestal Center 1,608.953 937.577 144.578 526.798 923.000

Open Space Acres per PMUD Ordinance
Office/Industrial/Commercial/Hotel (3 acres per 10 developable acres) 10 development/3 open space 281.273
Residential (1 acre per 8 units; 600 PL, 221 PN, 102 WPF): 8 units/acre 115.375

Barclay Square 221 units
Princeton Landing 600 units

Windrows Princeton Forrestal (Age-Restricted SFD) 102 units
Total: 396.648

Excess Acres 130.150

Non-Residential/Residential Ratio 7.579 Non-Residential 
Acres Residential Acres

937.577 144.578
Less:  Windrows (21.459) (23.704)

Total 916.118 120.874

Notes:
(1) The Princeton Nurseries will be the subject of a separate GDP Application to be in front of the Plainsboro Township Planning Board, and therefore, has been excluded from the Princeton Forrestal Center for this application in terms of 
identifying full Princeton Forrestal Center compliance with the PMUD Zone District standards. 

egoldman
Text Box
Exhibit A



 ACREAGE ALLOCATION CHART: PFC STANDALONE w/o PN
PRINCETON FORRESTAL CENTER 

(June 1, 1995, Last Revised July 17, 2019)

West of Route One
OLD BLOCK OLD LOT NEW BLOCK NEW LOT DESCRIPTION/OWNER/LESSEE W/Nurseries W/Out Nurseries Non-Residential W/Nurseries Non-Residential W/Out Nurseries Residential W/Nurseries Residential W/Out Nurseries Open Space W/Nurseries Open Space W/Out Nurseries Units W/Nurseries Units W/Out Nurseries

Princeton Forrestal Village:
3 1.59 Village South

303 1 100 CRW 16.758

303 2 150 CRW 7.640

3.02 3.03 104 4 PFV Island at Seminary Drive 0.000

3 3.09 104 2 PFV - Westin Hotel 12.585

3 3.10 104 1.02 Eden Institute 2.740

3 3.10 104 1.03 PFV - Residential 2.746

3 3.10 104 1.04 PFV - Residential 4.857

3 3.10 104 1.05 PFV - Commercial 34.969

24.3980 24.3980 24.398 24.398

Princeton Landing:
3 1.04 302 7 Detention Pond 26.508

3 1.58 302 8 Between Rte. 1 and berm 5.692

3 1.60 302 5.01 At SMR and Rte. 1 21.692

3 1.24 502 10 Adjacent to Commons at Princeton Landing 2.836

3 1.55 401 638 Surrounding Princeton Landing 39.321

101 1,2,8,9,10 DEP-West Mapleton/ canal pump station area 27.548
3 8 302 6 Pumping Station 1.725
3 3.01 Princeton Landing 94.670

219.9920 219.9920 0.000 0.000 94.670 94.670 125.322 125.322 600 600

Windrows at Princeton Forrestal:
3 3.11, 3.12, 3.16, 3.18,3.19

201 1 WPF - Residential 4.702

201 2 WPF - Residential 6.731

201 3 WPF - Residential 1.495

201 4 WPF - Residential 8.357

201 6 WPF - Residential 2.419

3 105 3 WPF - Non-Residential (Skilled Nursing) 6.710

3 105 4.01 WPF - Non-Residential (Assisted Living) 2.915
3 3.14, 3.15

201 5 WPF - Non-Residential (Independent) 11.834

45.1630 45.1630 21.459 21.459 23.704 23.704 102 102

Princeton Nurseries:
2 6.01, 7, 8 101 3.011 State of NJ Green Acres 24.471

2 101 3.022 Joseph Du Four 3.859

2 101 4.01

101 5.02

101 6.01 Joseph Du Four 2.560

4 1.01, 2.01, 3.01, 3.03, 4.03, 5

4 102 1 Barclay Square 23.644

4 102 Residental Acreage 34.400

2 102 Commercial Acreage 43.500

102 Open Space/SW Basins/Pocket Parks 6.150

102 DRCC and Area Bordering South Brunswick 21.260

4 106 Misc./Remainder 3.525

4

163.3690 26.204 137.165 0.000 0.000 26.204 59.265 0.000 0.000 221.000

Hotel Site:
3 5.29 302 3 Courtyard by Marriott/Ruby Tuesday 6.800
3 1.60 302 5.02 Homewood Suites 4.500
3 7.16 302 1.01 3-5 Mapleton Road (Multiple Units) 3.100
3 7.22 302 2 Detention Basin 0.804

15.2040 15.204 15.204 15.204

TOTAL 468.13 330.96 198.23 61.0610 118.37 144.58 184.59 125.32 702.00 923.00

No Open Space 

Acres DEVELOPABLE Open Space Units



 ACREAGE ALLOCATION CHART
PRINCETON FORRESTAL CENTER 
General Development Plan Application
(June 1, 1995, Last Revised July 17, 2019)

East of US Route One
 OLD BLOCK OLD LOT NEW BLOCK NEW LOT DESCRIPTION/OWNER/LESSEE ACRES NON-RESIDENTIAL RESIDENTIAL OPEN SPACE (Acres) UNITS

O/R/I- Developable:
5 65.01 701 1 Robert Wood Johnson Foundation 70.137
5 67.03 701 3 100 College Road East (The Forrestal at Princeton) 24.716

5.02 70 702 3 101 College Road East 5.000
5.02 71.05 702 2 103 College Road East 4.930
5.02 71.03 702 4 105 College Road East 7.500
5.02 71.04 702 6 107 College Road East 7.500
5.02 72.08 702 8.02 201College Road East 6.185

702 8.01 211 College Road East 3.815
5.02 72.09 702 9 301/303 College Road East 13.929
5.02 72.06 702 10 305/307 College Road East 10.739

702 11.01 90 Schalks Crossing Road 14.130
5 12.03 701 4 400 College Road East 7.500
5 12.19 701 6 450 College Road East (Prodigy Childcare) 2.500
5 12.17 701 8 500 College Road East 15.000

5.03 12.23 703 1 555 College Road East (Munich Re) 22.003
5 18.05 701 10 600 College Road East 21.358
5 18.07 701 11 650 College Road East 12.789

5.03 12.21 703 4 665 College Road East (Munich Re) 4.481
5.03 12.22 703 6 675 College Road East (Munich Re) 5.797
5.03 12.2 703 5 685 College Road East (Munich Re) 8.564
5.03 18.05 703 8 695 College Road East (Munich Re) 10.487

5 18.08 703 12 700 College Road East 17.673
5.03 18.06 703 12 755 College Road East (Siemens) 13.009
5.03 12.07 703 2 1 Research Way 5.839
5.02 12.13 702 15 2 & 4 Research Way 23.621  

5 3.04,3.10 701 Bristol-Myers Squibb 106.078
701 16.01 4.62
701 16.011 7.413
701 16.02 2.574
701 16.021 5.699
701 16.03 9.651
701 16.04 8.642
701 16.05 8.23
701 16.06 3.711
701 16.061 4.172
701 16.07 3.963
701 16.081 2.17
701 16.082 13.29
701 16.083 3.903
701 16.084 28.04

5.01 3.03,3.07,3.08 Merrill Lynch 141.130
5.02 68 College Road East Overpass-Northeast Loop

5 12.18 701 5 Lot next to 450 College Road East 5.000
5.03 12.24 703 3 92 ROW area behind Munich Re along RW 8.313

5 18.09 701 13 750 College Road East (Developable) 8.872
Sub-total 599.516 9.079

O/R/I- Open Space:
702 5&7 Land next to 105, 107, 211 CRE 2.958 2.958

5 3.08 701 15 East of BMS along SMR 8.002 os 8.002
5 3.11 701 17 West of BMS along SMR 5.833 os 5.833
5 12.09 701 7 Squibb 6.559 6.559
5 13.02 701 9 Behind 600 CRE 17.285 17.285
5 27.01 701 14 Along Bee Brook North of SMR 5.642 5.642
5 73.01 701 2 Behind the Princeton Marriott 44.226 44.226

Merrill Lynch 99.943 99.943
5.02 12.14 702 14 Softball fields and volleyball courts 9.046 9.046
5.02 12.15 702 13 Along Schalks Crossing, North of RW 11.087 11.087
5.02 69.01 702 1 Adjacent to the 100 series 19.387 19.387
5.03 12.24 703 3 Along Schalks Crossing, South of RW (Mun Re) 1.314 1.314
5.03 18.04 703 14 NE corner of SMR and CRE 20.843 20.843
5.03 19.01 703 15 Along Railroad North of SMR 3.951 3.951
5.03 26.01 703 16 Along Devils Brook North of SMR 4.878 4.878

5 18.09 701 13 750 CRE (Per D&RCC Conservation Easement) 4.920 4.920
Sub-total 0.000 265.874

874.469 599.516 274.953

DEVELOPABLE (Acres)



DEVELOPABLE

ACRES NON-RESIDENTIAL NON-RESIDENTIAL RESIDENTIAL OPEN SPACE

NEW BLOCK NEW LOT DESCRIPTION/OWNER/LESSEE Acreage
701 34 DOT Wetland Mitigation Area 15.570 NR 15.570

701 32.02 Forrestal Road South 1.601 1.601 1.601 NR
701 32.03 Beacon Lot "A" (10 Forrestal Road South) 5.673 5.673 5.673 NR
701 32.04 Land Bordering Lot "A" and Campus Road 1.912 1.912 1.912 NR
701 33.02 Beacon Lot "B" (8 Forrestal Road South) 4.253 4.253 4.253 NR
701 33.04 The "Horn" 0.624 0.624
701 33.05 Berm Site 2.478 2.478
701 33.06 Beacon Lot "C" (1 Forrestal Road South) 8.541 8.541 8.541 NR
701 33.07 Life Time Fitness (7 Forrestal Road South) 12.845 12.845 12.845 NR

701 29 Forrestal Campus (Remaining B-Site) 65.222 65.222 65.222 NR
701 29 Conservation and Maintenance Easement Area 6.550 6.550
701 30 Research Collectons & Preservation (ReCap Expansion) 2.946 2.946 2.946 NR
701 31 Research Collectons & Preservation (ReCap) 6.527 6.527 6.527 NR

Campus North (Total) 71.626 71.626 71.626 NR 0.00
701 25 Phase III (Patrinely) 10.001

701 26 1100 Campus Road (Black Creek Property) 11.753

701 27 Phase II (Patrinely) 10.170

701 28 Phases IV and V (Patrinely) 39.702

701 24 Campus Road ROW 9.886 9.886 9.886 NR
701 23 PPPL 160.736

Leased Premises 72.478 72.478 72.478 NR
General Open Space 66.026 66.026

Reconciled Balance (Necessary to Reach 277 Total Acres) 3.880 3.880 3.880 NR
Open Space (Adj. Property) 16.457 16.457

Open Space (Licensed Area and Security Buffer) 1.895 1.895

701 22 Soccer Field 9.610 9.610 9.610 NR
701 18 Basin G-2 (Partial) and Basin G (Partial) 5.693 5.693

701 19 Basin G (Partial) and Open Space 8.342 8.342

701 20 Basin G-2 (Partial) 2.888 2.888

SMR Detention - Crescent Removed in 2009

Between existing and former SMR - Crescent Removed in 2009

Total: 403.52 277.00 277.00 0.00 126.52

 ACREAGE ALLOCATION CHART
PRINCETON FORRESTAL CENTER

General Development Plan Application
(June 1, 1995, Last Revised July 17, 2019)

Forrestal Campus
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PRINCETON FORRESTAL CENTER Exhibit B
FLOOR-AREA RATIO  ALLOCATION 1 of 1

(East Side of US Route 1)

COLLEGE ROAD EAST/SCUDDERS MILL ROAD

Office/Research
701 1 Robert Wood Johnson Foundation 759,458
701 3 100 College Road East (Princeton Marriott) 269,157
702 3 101 College Road East 56,118
702 2 103 College Road East 57,096
702 4 105 College Road East 79,419
702 6 107 College Road East 79,419
702 8 201 College Road East 56,855
702 8 211 College Road East 38,988
702 9 301 College Road East 54,724
702 9 303 College Road East 62,081
702 10 305/307 College Road East 113,842
702 11.01 90 Schalks Crossing Road 150,000
701 4 400 College Road East 72,200
701 6 450 College Road East 12,500
701 8 500 College Road East 163,350
703 1 555 College Road East (Munich Re) 239,613
701 10 600 College Road East 232,589
701 11 650 College Road East 169,000
703 4 665 College Road East (Munich Re) 40,700
703 6 675 College Road East (Munich Re) 41,863
703 5 685 College Road East (Munich Re) 94,545
703 8 695 College Road East (Munich Re) 155,818
701 12 700 College Road East 192,459
701 13 750 College Road East 100,000
703 12 755 College Road East (Siemens) 100,047
703 2 1 Research Way 51,340
702 15 2 & 4 Research Way 257,233
701 16 Bristol-Myers Squibb 1,156,964

1601 2,3,4 (1) Merrill Lynch 1,538,931

Total Leased/Sold/Incorporated into PMUD 6,396,309

Original PMUD/GDP Approval 582.6 acres 0.25 6,344,514
Incorporation of Block 702, Lot 11.01 14.13 acres 0.25 153,876
Total Permitted 596.730 6,498,390

CRE/SMR Unallocated/ Remaining Buildable Square Footage 102,081

FORRESTAL CAMPUS

Office/Research
701 26 1100 Campus Road 167,000
701 25, 27, 28 North Campus 633,000

Medical Office
701 32.011 Beacon MAB 40,192
701 33.02 Beacon MAB II 40,380
701 33.06 (2) Beacon Office III 93,000

Wellness Center
701 33.07 LifeTime Fitness 120,000

Academic
701 23 Princeton Plasma Physics Lab (PPPL) 902,600
701 31 (3) ReCap 170,588
701 30 ReCap Option Parcel 102,582
701 29 B-Site 280,438

Other B-site
200 Forrestal Road

High-Performance Computing Research Center (HPCRC)
Art Museum Storage Facility II

Forrestal Campus - Square Footage 2,549,780

Original PMUD/GDP Approval 277. acres 0.25 3,016,530

Forrestal Campus - Unallocated/ Remaining Square Footage 466,750

Total  Unallocated/Unallocated Building Square Footage 568,831
(Original PMUD Approval CRE/SMR and Forrestal Campus) 

Total Committed (Total Leased/Sold Office/Research/Academic) 8,946,089

Total Permitted Square Footage on the East Side of US Route One 9,514,920

Notes: (1)

(2)

(3)

Block Lot Description/Owner/Lessee

Block Lot Description/Owner/Lessee Maximum SQ. FT. Per 
Agreement 

Maximum SQ. FT. Per 
Agreement 

 @ 

The ReCap figure contains square footage for both the Gas Dynamics Building (2008 configuration – 18,432 square feet) and the Machine 
Shops Building (2008 configuration – 23,250 square feet).  Both buildings are also counted in “Other B-Site”.  At the time that these buildings are 
demolished, the square footage in “Other B-Site” will be reduced accordingly.

 @ 
@

The Merrill Lynch figure represents the portion of the 1,781,778 Buildable Square Feet allowed by the Sales Agreement which is attributable to 
the portion of the original Merrill Lynch site which is within the 582.6 acre Office/Research portion of Princeton Forrestal Center.

Preliminary Site and Subdivision Approval on 1/20/2015
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I. INTRODUCTION 

Princeton Forrestal Center (“PFC”) is a master planned, mixed-use community of about 2,200 
acres including offices, hotels, residential developments, retail and restaurant centers, research 
institutions, open spaces and recreational uses located on both sides of U.S. Route 1. The 
Trustees of Princeton University (hereinafter, “Princeton University”) is looking to continue its 
four-decade long relationship with Plainsboro Township for an additional twenty years through 
this General Development Plan Application (“GDP Application”). In this application Princeton 
University seeks extended vesting rights for a portion of the lands previously approved under the 
1999 GDP approval for the Princeton Forrestal Center.  

Forrestal Campus is located on the east side of U.S. Route 1, in Princeton Forrestal Center, and 
consists of over 400 acres of which 277 are developable acres. Princeton University also owns 
three undevelopable lots, approximately 25 total acres, located on College Road East and 
Research Way. The Forrestal Campus and the three undeveloped lots are hereinafter collectively 
referred to as “the Site”. The Site is located within Plainsboro Township.  

As part of this GDP Application to Plainsboro Township, this Utility and Stormwater Technical 
Report has been prepared to provide a broad overview of the infrastructure, which is available in the 
area immediately surrounding and adjacent to the Site.  In addition, the report outlines potential 
future infrastructure improvements that may be required to support the build-out of the proposed 
GDP Application. Although the focus of this GDP Application is for the Forrestal Campus and 
other undeveloped lands along College Road East and Research Way, because of its geographic 
location, the scope of the information within this report has been expanded in some instances to 
reflect the interconnected nature of the infrastructure within PFC and to provide greater context to 
the existing built conditions. 

Detailed designs, including exact locations, capacity requirements and sizing of all infrastructure, 
will be reviewed during the site plan process as each portion of the General Development Plan is 
developed. 
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II. WATER SYSTEM 

EXISTING 

The Forrestal Campus development and other undeveloped lands along College Road East and 
Research Way, located on the easterly side of U.S. Route 1 in Plainsboro Township is currently 
provided water service by New Jersey American Water (“NJAW”). The Site contains water mains 
owned by NJAW and privately-owned by Princeton University.  

Currently, 16” and 30” water mains run in the southerly direction along the east side of U.S. Route 
1. The 16” main branches off into a 12” main that serves the southwest quadrant of the Forrestal 
Campus which then feeds into water mains, ranging from 2”- 6”, within Forrestal Road on the 
Forrestal Campus that are privately owned by Princeton University. Both the 16” and 30” mains 
interconnect into a 24” water main that serves the northwest quadrant of the Forrestal Campus via 
an 8” branch.  The 24” main continues down Campus Road and serves the former Bristol-Myers 
Squibb campus at 777 Scudders Mill Road (outside of the General Development Plan area) located 
to the east of Campus Road. A 12” main then branches off of the 24” water main and runs down the 
rest of Campus Road until its intersection with Forrestal Road South, which then loops back under 
Forrestal Road and into the Forrestal Campus.  

The Princeton Plasma Physics Lab (“PPPL”) at 100 Stellarator Road is served by a 12” main that 
branches out of the 16” main within U.S. Route 1. PPPL also runs non-potable water from the 
Delaware & Raritan Canal to its site using its owned and maintained 12” water main.  

In the vicinity of the properties along College Road East and Research Way there is a 12” water 
main which runs north along Schalks Crossing Road which then connects to the 12” water main that 
runs along College Road East. There is currently an 8” water main which branches off from the 12” 
main on College Road East and runs east for approximately half of the length of Research Way.  

FUTURE 

The existing water main configuration surrounding the undeveloped areas of Forrestal Campus and 
the other undeveloped lands along College Road East and Research Way possesses the potential for 
future connection points to the existing water distribution system.  As each parcel is developed, 
NJAW will be requested to provide adequate potable water and fire protection service in 
conformance with applicable regulatory requirements. Water service to future development is 
subject to water main extension requirements at the time of application by the water company.  

The exact location, network, capacity and sizing of future water lines will be determined at the time 
of individual site plan applications for each site. Per current NJAW rules, all future water main 
extensions will be constructed by NJAW, with costs paid by Princeton University and/or individual 
site developers; there will be no cost to the current water customers/residents of Plainsboro 
Township. Based on our understanding, adequate capacity is currently available in the NJAW 
system to support the additional domestic and fire demands, but may be subject to further analysis 
and/or water modeling to verify at the time of site plan application for a major development. 
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III. SANITARY SEWER 

EXISTING PRINCETON FORRESTAL CENTER (OVERALL)  

Sanitary sewer service is provided through a franchise agreement between Plainsboro Township and 
the Township of South Brunswick dated December 23, 1974.  This agreement was supplemented on 
December 19, 1975 and amended by two separate agreements dated September 21, 1982 and 
September 1, 1987.  South Brunswick Township is a member municipality of the Stony Brook 
Regional Sewerage Authority (SBRSA), whose sewer service area within Plainsboro Township is 
delineated to include most of the lands in Plainsboro Township situated to the west of the Amtrak 
right-of-way, including all of PFC.  In accordance with these agreements, South Brunswick is 
responsible for the conveyance of the wastewater generated by PFC to the Authority's River Road 
Wastewater Treatment Plant in Princeton Township for final treatment and disposal.  Wastewater 
within the PFC area is presently conveyed by gravity to the north via the Harry’s Brook Trunk 
Sewer. To the south, wastewater is presently conveyed by gravity via the Mapleton Road Trunk 
Sewer or the 24” Plainsboro Road Trunk Sewer, both of which discharge into the SBRSA system, 
to a metering chamber located northeast of the intersection of the Millstone River and U.S. Route 1. 

The wastewater generated from the Robert Wood Johnson Foundation to the 300 series of buildings 
on College Road East, along with the wastewater flows from the Princeton Plasma Physics 
Laboratory (PPPL) and Princeton Forrestal Village, are conveyed to the Harry's Brook Trunk 
Sewer. Constructed in 1996 by Princeton University, this trunk sewer eliminated the then existing 
South Brunswick Pumping Station No. 6 which was in the vicinity of the intersection of U.S. Route 
1 and College Road East. The Harry's Brook Trunk, a 24" and 30" gravity sewer line, traverses the 
Princeton Nursery property and discharges into existing South Brunswick Township sanitary sewer 
facilities along Ridge Road.  This trunk line was sized to handle the wastewater flows from 
Pumping Station No. 6 as well as from the undeveloped northern portion of the Forrestal Campus.  
In addition, the US Homes Residential development (Princeton Collection) was later redirected to 
the Harry's Brook Trunk with flows conveyed to the trunk line via gravity sewer lines that also serve 
the buildings on College Road East, after initially flowing through the residential area's pumping 
station. 

Southerly wastewater flows are conveyed via two major systems.  The first system comprises the 
remainder of College Road East, Research Way, the former Bristol-Myers Squibb (BMS) site ( 777 
Scudders Mill Road), and the former Merrill Lynch campus (700, 800 and 900 Scudders Mill 
Road).  These areas are serviced via an 18" gravity line which runs through the former Merrill 
Lynch campus to Plainsboro Road and into a 24" gravity sewer line which runs along Plainsboro 
Road and then through the Princeton Healthcare Redevelopment Area property (former FMC 
property) along the Millstone River.  There is also a gravity sewer line which runs from the former 
BMS site down to the 24" gravity sewer along Plainsboro Road.  This sewer was constructed in 
order to accommodate the anticipated wastewater flows of the three remaining buildings to be built 
on that site.  The second subsystem of the southern sewer system serves most of the lands to the 
west of U.S. Route 1 and the Forrestal Campus.  The Marillac Campus (formerly St. Joseph's 
Seminary) and Princeton Landing are serviced via gravity lines which convey flow to the Mapleton 
Road Trunk Sewer which crosses under U.S. Route 1 and discharges to the trunk serving the 
Princeton Healthcare Redevelopment Area. Constructed in approximately 2010, in conjunction with 
the Princeton Healthcare Redevelopment Area and U.S. Route 1 improvements, the Mapleton Road 
Trunk Sewer permitted the abandonment of the Mapleton Road Pump Station. The remaining 
buildings on the Forrestal Campus, along Campus Road but excluding PPPL and 1100 Campus 
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Road, are serviced via an 8" gravity line which eventually discharges into a 15" gravity sewer, 
draining south along Campus Road.  

While detailed sewer service for individual sites is not shown on the GDP Utility Plan, these 
services have previously been delineated on the appropriate site plan applications. 

FUTURE PRINCETON FORRESTAL CENTER (OVERALL)  

With respect to the southern portions of PFC, the existing sanitary sewer lines along College Road 
East and along Plainsboro Road and through the Princeton Healthcare Redevelopment Area 
property, have sufficient capacity to accommodate the expected future development on College 
Road East and Research Way. These properties will be serviced by the existing 8” sanitary sewer.  
With respect to the Forrestal Campus, the 15" gravity sewer line will provide service to the southern 
portion of the Forrestal Campus.  This area includes a portion of Princeton Corporate Campus to the 
north and Forrestal Campus and Campus Road area to the south. With respect to the northern 
portion of the Forrestal Campus, gravity wastewater conveyance lines have been extended to serve 
these parcels.  This area includes a portion of Princeton Corporate Campus and the north portion of 
Campus Road. With respect to the lands to the west of U.S. Route 1, sewer lines were extended in 
1988 to the West and South Campuses of Princeton Forrestal Village.  The Princeton Windrows at 
Village South (100 and 150 College Road West) is now connected to these lines.  These lines 
convey the wastewater flow from these sites through the existing facilities within Princeton Landing 
to the Mapleton Road Trunk Sewer.  The southwest portion of the site was previously serviced by a 
pumping station but is now serviced by gravity sewer. Any future improvements within this area 
will also be serviced by gravity sewer.  

The SBRSA provides wastewater treatment and disposal for the project area via its River Road 
treatment facility. The plant has a current constructed capacity of 13.060 million gallons per day 
(“MGD”). The SBRSA River Road facility has been approved to expand up to 18.294 MGD based 
on the 2013 Mercer County Wastewater Management Plan (“WMP”) and approved by the NJDEP. 
Current fiscal year flows, for 12 months, (Dec. 2017 through Nov. 2018) averaged 10.465 MGD. 
The authority has committed approximately 1.0 MGD of its remaining capacity to projects that have 
received site plan approvals but are not yet operational. The remaining capacity of 1.6 MGD is 
allocated on a first come, first served basis (“FCFS”).  

At the present time, sufficient capacity exists for the proposed developments. Based on other 
development pressures, existing in-place capacity may continue to be absorbed by continuing 
demand and should be monitored.  
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IV. ELECTRIC POWER, GAS, TELECOMMUNICATIONS AND DATA 

Public Service Electric and Gas Company (“PSE&G”) currently provides electrical power and gas 
services to the Princeton Forrestal Center.  As individual sites develop within the Site, PSE&G will 
extend their services to provide sufficient capacity for each site.  The cost of these extensions to be 
installed by PSE&G, will be borne by Princeton University or the individual site developers.   

Telephone, data and fiber optic communication service to the Forrestal Campus is currently 
provided, in part, by Verizon Communications, Comcast Corporation and major fiber optic 
providers.  As each site develops, telephone, data and fiber optic communication services will be 
provided by the appropriate utility company, and in the capacity contracted between parties. 
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V. SOLID WASTE DISPOSAL 

In general, the existing buildings at Princeton Forrestal Center operate under separate contracts with 
providers of solid waste disposal services.  Similarly, future buildings within the Site will be served 
in the same manner.  Details of the solid waste disposal services will be explained in further detail 
as appropriate for each individual site plan application. 
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VI. STORMWATER MANAGEMENT 
 

BACKGROUND  

Princeton University, for its Princeton Forrestal Center, planned mixed-use development project, 
received approval of its earlier General Development Plan and associated Stormwater Management 
Plan (“SWMP”) in 1980. The original SWMP outlined the master development plan, stream 
protection corridor concept, and overall stormwater management strategies for the development of 
PFC. The master development plan permitted a full build-out composite site impervious coverage of 
60% over the developable land area. This developable area excluded any existing natural systems at 
the time, including streams and their associated floodplains, wetlands zones, and unique natural 
forested areas. The design of the SWMP was based on the fact that over 30% of the PFC area is 
comprised of open space and mature trees. The preservation and maintenance of the stream systems 
and the stream protection corridor was progressive for its time and remains a key element in the 
flood and stormwater management program for PFC today. The original stormwater management 
design criteria were equally progressive for its time and focused on flood control and water quality 
through temporary detention of stormwater runoff using centralized stormwater management 
facilities and overland flow of stormwater runoff from impervious surfaces. The SWMP was 
specifically designed to meet the applicable criteria of the Delaware and Raritan Canal Commission 
(“DRCC”), Plainsboro Township, and Middlesex County at that time. 

Under the approved SWMP, PFC developed its land relying on the prescribed regional stormwater 
management facilities for flood control and water quality. Since the time that the original SWMP 
was implemented, stormwater management design criteria have evolved and in 2004 the State of 
New Jersey adopted new Stormwater Management Rules (N.J.A.C. 7:8). Those Stormwater 
Management Rules set forth enhanced stormwater design criteria that are required to be enforced by 
all municipalities in New Jersey. The enhanced stormwater design criteria generally requires flood 
control by peak rate reduction of pre-development flow, improved water quality by prescribed 
methods of removing 80% of the total suspended solids (“TSS”) from post-development runoff, and 
recharge of groundwater to pre-development conditions. To permit continued development of PFC 
in accordance with the approved full build-out scenario (60% impervious coverage), the current 
PFC SWMP is proposed to be upgraded in compliance with the current Stormwater Management 
Rules.  

Further development of the Princeton Forrestal Center, and more specifically, of the Forrestal 
Campus or the other undeveloped lands along College Road East and Research Way, would 
result in an increase of impervious surfaces associated with new buildings, parking areas, 
roadways and pedestrian circulation elements. Since the subject of this GDP application includes 
sites that are currently undeveloped, it will be necessary to install, as an integral part of the 
project(s), a comprehensive stormwater management plan to mitigate the impacts of 
development on stormwater runoff. Portions of the Forrestal Campus are already served by 
regional stormwater management facilities that comprise a stormwater management plan designed 
and approved in conformance with NJDEP, Plainsboro Township and the DRCC regulatory 
requirements  

EXISTING 

The Site currently contains multiple drainage sub-areas. Over 30% of the Site is comprised of 
open space with wooded areas. Various centralized stormwater management facilities have been 



8 

installed in conformance with approvals dating back to 1980. These stormwater management 
facilities are still functioning today as designed, but will need to be further analyzed in order to 
confirm capacity for additional infrastructure on the PFC property with consideration to current 
stormwater management rules and, as mentioned below, during each site plan application.  

There is an existing stormwater conveyance system upslope of the New Jersey Department of 
Transportation (“NJDOT”) basin which can support the full build-out of North Campus.  

Currently, constructed wetland Basin G-2 handles approximately half of the stormwater runoff 
generated from the Forrestal Campus. Basin G-2 was constructed in 2013 in conformance with 
current stormwater management rules and regulations. The basin was constructed to account for 
60% impervious coverage with capacity available for future development on the Forrestal Campus. 
Basin G-2 discharges into Basin G, which is one of the centralized basins previously described.  

FUTURE 

While existing stormwater management infrastructure is available for future development, the 
Forrestal Campus may need to implement additional stormwater management features to 
minimize the effects of development or new construction on the natural hydrologic 
characteristics of the site. New stormwater management BMPs may play an important role in 
addressing current stormwater management rules by mitigating impacts to groundwater recharge, 
water quality, and flood control. Smaller-scale stormwater BMPs may serve to address 
groundwater recharge and water quality impacts, while larger-scale stormwater BMPs may be 
utilized to address larger stormwater runoff volume impacts. Examples of smaller-scale Best 
Management Practices (BMPs) include rain gardens, vegetated swales, dry wells, sand filters and 
infiltration trenches. Examples of larger-scale BMPs include bio-retention/infiltration basins, 
constructed wetlands, wet ponds and pervious pavement with subsurface detention. 

Implementation of stormwater BMPs on an individual basis or in combination will effectively 
achieve regulatory goals of reducing stormwater runoff volume, reducing erosion, encouraging 
infiltration and groundwater recharge, and of reproducing, as closely as possible, the natural 
hydrologic cycle and minimizing the discharge of stormwater-related pollutants, such as TSS. 
Stormwater management measures will ultimately be designed in accordance with applicable 
regulatory requirements and may include surface stormwater BMPs, subsurface stormwater 
BMPs or a combination of both, as may be required. 

It is important to note that the stormwater management goals for future development are and will 
continue to be consistent with the PFC SWMP. Final design and details of site-specific 
stormwater management systems will be verified with each site plan application for a major 
development. 
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VII. SUMMARY 
 
The utility and regional stormwater management facilities, which have been planned, designed and 
constructed to support the full build-out of PFC over the past 40+ years, have proven to be more 
than adequate and appropriate for this long-term phased project.  Flexibility in planning these 
facilities has allowed development to be responsive to the constantly changing marketplace 
conditions.  It is therefore intended that the Site within this GDP Application be further developed 
and constructed in a similar fashion. While the GDP Application exhibits and this technical report 
confirm the ability of the various utility infrastructure to accommodate the anticipated demands of 
future development on Site, responsiveness to evolving demands have been maintained in order to 
ensure the future success of the balance of Princeton Forrestal Center. Specific designs and capacity 
requirements for the various planned facilities will be prepared and submitted as part of the 
individual site plan applications. 
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EXECUTIVE SUMMARY 
 

The Environmental Inventory is a required component of a submission for a General 
Development Plan (“GDP”) to the Plainsboro Planning Board.  The Environmental Inventory 
is an assessment of the natural characteristics of the GDP area and of the built environment 
within this setting.  In addition to the Environmental Inventory, this report further 
substantiates the environmental suitability of the proposed development.  The applicant is 
seeking only GDP approval in this application.  Future Preliminary and Final Site Plan 
Applications will be required for any construction within the GDP area.   

The proposed project will occupy the undeveloped land within the Forrestal Campus that is 
located on Block 701, Lots 18, 19, 20, 22, 23, 24, 25, 27, 28, 29, 32.02, 32.04, 33.04, 33.05, and 
33.06 (hereafter “Forrestal Campus”) and the additional undeveloped parcels east of U.S. 
Route 1 located on Block 701, Lot 5 and Block 702, Lots 13 and 14 (hereafter “other undeveloped 
lands along College Road East and Research Way”) in the Township of Plainsboro, Middlesex 
County, New Jersey (see the “Forrestal Campus GDP Orientation Plan” and the “Forrestal 
Campus GDP Reference Plan” in Attachment 1).   

 

ENVIRONMENTAL INVENTORY 

Location 

The Forrestal Campus is located in the northwesterly quadrant of Plainsboro Township 
(hereafter “Plainsboro”).  It is bordered on the west by U.S. Route 1, to the north by the Robert 
Wood Johnson Foundation property and woodlands, to the east by the Bee Brook, woodlands 
and various offices along College Road East, and to the south by Scudder’s Mill Road and the 
former Bristol Myers Squibb facility (see the “Forrestal Campus GDP Reference Plan” in 
Attachment 1). 

The other undeveloped lands along College Road East and Research Way are also located in 
the northwesterly quadrant of the Township.  Block 701, Lot 5 is bounded by office uses to the 
north, office uses and College Road East to the east, office uses to the south, and woodlands 
and the Bee Brook to the west.  Block 702, Lots 13 and 14 are bordered by vacant land to the 
north, Schalks Crossing Road and residential uses to the east, Research Way and office uses 
to the south, and office uses to the west (see the “Forrestal Campus GDP Reference Plan” in 
Attachment 1). 

Vegetation and Wildlife 

While the entire Forrestal Campus is approximately 277 developable acres; for the purposes 
of vesting approximately 233 developable acres of the Forrestal Campus is the subject of this 
GDP application along with approximately 25 acres of other undeveloped land along College 
Road East and Research Way for a total of approximately 258 acres.  Over half of the Forrestal 



 

2 | P a g e  

 

Campus GDP area had been cleared of trees over 100 years ago for agricultural farming 
activities. Today these portions remain open or developed with the existing Princeton Plasma 
Physics Laboratory, academic buildings, Campus Road, and Forrestal Road.  These cleared or 
developed areas include lawn, meadows, agricultural fields, and stormwater management 
basins.  The remaining portion of the site is characterized as deciduous forest and deciduous 
wooded wetlands.  Block 701 Lot 5 is characterized as deciduous forest and deciduous wooded 
wetlands and Block 702, Lots 13 and 14 are currently used for recreational purposes, with three 
softball fields, two volleyball courts, two cricket pitches and lawn areas. 

According to the New Jersey Department of Environmental Protection “NJDEP” Landscape 
Project (version 3.3), Great Blue Heron foraging habitat exists along the stream corridors of 
the Bee Brook and the Millstone River Tributary.  The grasslands, agricultural fields, 
woodlands, and wetlands provide habitat for a variety of wildlife, including: meadow voles, 
meadow jumping mice, white-tailed deer, red fox, cottontail rabbits, several species of 
sparrow, meadowlarks, turkeys, bobwhite quail, bats, butterflies, and a wide array of 
amphibians and reptiles.      

Soils 

The U.S Department of Agriculture, SSURGO Soil Database has completed a Soil Survey Map 
for Middlesex County.  The soils are identified on the plan entitled, “Forrestal Campus GDP 
Environmental Inventory Plan”, dated July 17, 2019 (see Attachment 1).  The following soils 
are identified as occurring on the site: 

 DoeB, Downer sandy loam, 2 to 5 percent slopes, Northern Coastal Plain.  This soil 
profile is comprised of sandy loam, loamy sand, and sand.  It is well drained with a 
depth to seasonal high water of more than 80 inches.  The DeoB soils are considered 
prime farmland.  It is not a hydric soil. 
 

 FapA, Fallsington loams, 0 to 2 percent slopes, Northern Coastal Plain.  This soil 
profile is comprised of mucky peat, loam, sandy clay loam, loamy sand, and sand.  It is 
poorly drained with a depth to seasonal high water of about 0 to 10 inches.  The FapA 
soils are considered farmland of statewide importance, if drained.  It is a hydric soil. 
 

 FavAr, Fallsington bedrock substratum variant loam, 0 to 2 percent slopes, rarely 
flooded.  This soil profile is comprised of loam, silty clay loam, sandy clay loam, and 
sandy loam.  It is poorly drained with a depth to seasonal high water of about 0 to 12 
inches.  The FavAr soils are not prime farmland.  It is a hydric soil. 
 

 NknA, Nixon loam, 0 to 2 percent slopes.  This soil profile is comprised of loam, sandy 
loam, and stratified loamy sand to gravelly sandy loam to sandy clay loam.  It is well 
drained with a depth to seasonal high water of more than 80 inches.  The NknA soils 
are considered prime farmland.  It is not a hydric soil. 
 

 NknB, Nixon loam, 2 to 5 percent slopes.  This soil profile is comprised of loam, sandy 
loam, and stratified loamy sand to gravelly sandy loam to sandy clay loam.  It is well 
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drained with a depth to seasonal high water of more than 80 inches.  The NknB soils 
are considered prime farmland.  It is not a hydric soil. 
 

 NkpB, Nixon-Urban land complex, 0 to 5 percent slopes.  This soil profile is comprised 
of loam, sandy loam, and stratified loamy sand to gravelly sandy loam to sandy clay 
loam.  It is well drained with a depth to seasonal high water of more than 80 inches.  
The NkpB soils are not prime farmland.  It is not a hydric soil. 
 

 NkrA, Nixon moderately well drained variant loam, 0 to 2 percent slopes.  This soil 
profile is comprised of loam and sandy loam.  It is moderately well drained with a depth 
to seasonal high water of about 12 to 48 inches.  The NkrA soils are considered prime 
farmland.  It is not a hydric soil. 
 

 UR, Urban Land.  Urban land is described as surface covered by pavement, concrete, 
buildings, and other structures underlain by disturbed and natural soil material. 
 

Based on the U.S. Department of Agriculture Soil Survey Map, the majority of these soils are 
suitable for development with the exception of the Fallsington (Fa) series, which are associated 
with the Bee Brook and Millstone River tributary.  It is not anticipated for any proposed 
development to encroach upon the Fallsington (Fa) series.   

Currently within Forrestal Campus there are areas encumbered with NJDEP Deed Notices for 
soil contamination due to past research activities.  These areas are located on Block 701, Lots 
19, 28, 32.02, 32.03, 33.02, 33.05, 33.06, and 33.07.  Additionally, these areas have been 
remediated and contain either engineering controls and/or institutional controls and received 
either a No Further Action (“NFA”) or Remedial Action Outcome (“RAO”) from the NJDEP.  
Any future development within Forrestal Campus will comply with the NJDEP Site 
Remediation regulations, if necessary. 

Depth to Seasonally High Groundwater 

Areas having a seasonally high groundwater table typically present a constraint to 
development.  The site is identified as having typically deep (> 6 feet) depth to seasonal high 
groundwater with some areas being shallower.  As part of the site plan approval process, depth 
to ground water will be verified and where necessary, appropriate methods of groundwater 
control will be incorporated into the design and construction of structures and hardscaped 
areas.  

Forrestal Campus contains two NJDEP regulated Groundwater Contamination Areas 
(“CEAs”).  One CEA is associated with Princeton Plasma Physics Lab and the other CEA 
includes portions of Forrestal Campus along Forrestal Road extending southwesterly towards 
the Scudders Mill Road grade-separated intersection with U.S. Route 1.  Both CEAs are also 
classified as Well Restriction Area.  Any future development within these areas will comply 
with the NJDEP Site Remediation regulations.    
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Erosion Hazard 

The Freehold Soil Conservation District evaluates soil in terms of their relative potential for 
erosion.  The areas of the proposed development have a low to moderate erosion hazard 
potential, as mapped in the Soil Survey for Middlesex County.  Once construction commences, 
all Freehold Soil Erosion and Sediment Control Standards will be implemented and adhered 
to, as necessary. 

Topography and Steep Slopes 

Campus Road generally is the highest land on the Forrestal Campus at an elevation of 
approximately 110 feet above sea level.  Forrestal Campus gently slopes to the east towards the 
Bee Brook that has a top of bank elevation of approximately 75 feet above sea level.  Forrestal 
Campus is relatively flat as it extends from Campus Road to the west towards U.S. Route 1; 
however, it does gradually slope towards the Scudders Mill Road off-ramp and State-owned 
land. 

There are no steep slopes within Forrestal Campus or the other undeveloped lands along 
College Road East or Research Way. 

Drainage and Flood Hazard Areas 

Forrestal Campus is located within the Millstone River (Heathcote Brook to Harrison Street), 
Millstone River (Route 1 to Cranbury Brook) and the Devils Brook Drainage Basins.  Forrestal 
Campus is also located within three tributary sub-area drainage basins – Campus West 
tributary sub-area, Plainsboro Bypass tributary sub-area, and Campus East tributary sub-area 
– as identified on the “Forrestal Campus GDP Stormwater Management Plan” in Attachment 
1.  Block 701, Lot 5 and Block 702, Lots 13 and 14 are also located within the Devils Brook 
Drainage Basin and the TFTR Access Road tributary sub-area drainage basin as illustrated on 
the “Forrestal Campus GDP Stormwater Management Plan” (see Attachment 1).   

The Bee Brook is located within the southeasterly corner of Block 701, Lot 23 and flows in a 
southerly direction towards the Millstone River.  A tributary to the Millstone River is located 
within the southerly portion of Block 701, Lot 18.  A flood hazard area exists along both 
waterways as shown on the “Forrestal Campus GDP Environmental Inventory Plan” (see 
Attachment 1). 

Given the nature of the proposed development of the remaining lands within the GDP area, 
Forrestal Campus and the other undeveloped lands along College Road East and Research 
Way will be designed in accordance with all applicable Federal, State, County and Township 
ordinances relevant to stormwater management and flood hazard areas.   

Wetlands 

Forrestal Campus and Block 701, Lot 5 are encumbered by wetlands associated with the Bee 
Brook and the Millstone River tributary as shown on the “Forrestal Campus GDP 
Environmental Inventory Plan” (see Attachment 1).  The Trustees of Princeton University have 
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obtained the following Freshwater Wetland Letters of Interpretation (LOI) from the New 
Jersey Department of Environmental Protection (NJDEP): 

NJDEP Approval Type NJDEP File Number Approval Date Blocks / Lots 

LOI Line Verification 1218-08-0003.1 
FWW080001 

March 10, 2009 701 / 18, 19 and 20 

Presence/Absence 
Determination 

1218-06-0002.6 
FWW130001 

August 15, 2013 701 / 25, 27 and 28 

LOI Extension 1218-10-0001.1 
FWW160001 

August 1, 2016 701 / 29 

Footprint of Disturbance 
Determination 

1218-06-0002.4 
FWW160001 

September 7, 2016 701 / 23 and 24 

Footprint of Disturbance 
Determination 

1218-06-0002.9 
FWW160001 

September 7, 2016 701 / 24 and 25 

LOI Line Verification 1218-06-0002.8 
FWW160001 

November 22, 2016 701 / 32.02, 32.04 
and 33.01 

LOI Line Verification 1218-0002.5 
FWW160001 

May 23, 2017 701 / 1, 2, 5, and 7 

 

The NJDEP determined that ordinary resource value, intermediate resource value, and State 
open waters are present on Forrestal Campus and Block 701, Lot 5.  An ordinary resource 
value wetland does not have an associated wetland transition area; an intermediate resource 
value wetland has a fifty-foot associated wetland transition area; and, a State open water does 
not have an associated wetland transition area. 

It is not anticipated that these wetland areas will be disturbed; however, any minor disturbance 
will be approved through an application to the NJDEP. 

Geology  

Forrestal Campus is within the Piedmont physiographic province.  The bedrock geology of the 
Forrestal Campus is the Stockton Formation.  The Forrestal Campus and other undeveloped 
lands along College Road East and Research Way are located within the following three 
surficial geology formations: 

 Pensauken Formation 
 Weathered Shale, Mudstone, and Sandstone Formation 
 Alluvium Formation 
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The Pensauken Formation is from the Pliocene age.  It is found in erosional remnants of 
former river plain that occupied the broad valley between South Amboy and the Salem area.  
It is classified as sand, clayey sand, pebble gravel, minor silt, clay and cobble gravel; yellow, 
reddish yellow, white.  Sand typically includes weathered fieldspar.  Locally iron-cemented.  It 
is as much as one hundred forty-feet thick.   

The Weathered Shale, Mudstone, and Sandstone Formation is from the Pleistocene age.  It is 
classified as silty sand to silty clay with shale, mudstone, or sandstone fragments; reddish 
brown, yellow, light gray.  As much as ten-feet thick on shale and mudstone, thirty-feet thick 
on sandstone. 

The Alluvium Formation is from the Holocene and late Pleistocene age.  It contains variable 
amounts of organic matter and is deposited in modern floodplains and channels.  It is 
classified as sand, gravel, silt, minor clay and pearl; reddish brown, yellowish brown, brown, 
gray and as much as twenty-feet thick.  This formation is generally found along the Bee Brook 
and the Millstone River tributary. 

Neither the bedrock geology nor the surficial geology affect the ability to develop the GDP 
area. 

Aquifer Recharge Potential 

The Forrestal Campus and the other undeveloped lands along College Road East are situated 
above the Northwest New Jersey sole-source aquifer.  A majority of Forrestal Campus and 
Block 702, Lots 13 and 14 are located within a “high groundwater recharge” area, identified 
groundwater recharge rank B, with a recharge rate of 11 to 15 inches per year.  The 
southwesterly corner of Forrestal Campus is located within groundwater recharged rank C 
with a recharge rate of 8 to 10 inches per year.  A small portion of Forrestal Campus, in the 
vicinity of The Research Collections and Preservation Consortium (ReCAP) property, has a 
groundwater recharge rank D with a recharge rate of 1 to 7 inches per year.  The improved 
portion of the Princeton Plasma Physics Laboratory is within a groundwater recharge rank E 
area with a recharge rate of 0 inches per year.  The remaining portions of Forrestal Campus 
and Block 701 Lot 5 are wetlands and open water and have a groundwater recharge rank W 
with a recharge rate of 0 inches per year.  

Aquifer recharge may be impacted in those areas with CEAs and any future development 
within these areas will comply with the NJDEP Site Remediation regulations. 

Historic and Archaeological Sites 

There are no known historic properties within the Forrestal Campus or the other undeveloped 
lands along College Road East.  Additionally, neither the Forrestal Campus nor the other 
undeveloped lands along College Road East and Research Way are located within a historic 
district.   
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Existing Development Features 

The Forrestal Campus is currently improved with a roadway system, stormwater basins, utility 
systems (water, sewer, electric, etc.), the Princeton Plasma Physics Laboratory, academic 
buildings along Forrestal Road, and a helicopter pad.  Block 701, Lot 5 is undeveloped and 
Block 702, Lots 13 and 14 are currently used for recreational purposes, with three softball 
fields, two volleyball courts, two cricket pitches and lawn areas. 

 

SITE SUITABILITY FOR DEVELOPMENT 
The majority of the site is suitable for development.  Areas that are deemed “unsuitable” are 
associated with wetlands and floodplains and are not proposed for development. 

 

MITIGATION MEASURES 
In order to minimize the potential for adverse environmental impacts resulting from the 
proposed development, the project will be designed in a way which is sensitive to the 
environment.  Certain mitigating measures will be implemented in order to minimize the 
potential for adverse environmental impacts during and after construction. 

During Construction 

During construction, strict adherence to the Soil Erosion & Sediment Control standards will 
be required.  In order to prevent erosion and sedimentation beyond the development limits 
during construction, the following practices will be instituted: 

1. Temporary coarse road filters will be placed at construction entrances. 
2. Inlets will be protected with hay bale filter rings or similarly effective measures. 
3. Temporary road filters shall be placed along interior roads. 
4. Hay bale sediment filters or similarly effective measures for protection of drainage 

ways and sensitive areas will be installed. 
5. Temporary and permanent mulching and seeding will be undertaken as required. 

Noise levels during construction will be within State and Township maximum limits. 

Construction Completion 

After construction is completed, the stormwater management system will reduce peak runoff 
from the site in accordance with NJDEP regulation.  Vegetative buffers will be retained in their 
natural condition which will, reduce the impact to the surrounding ecosystem and upon 
wildlife. Retention of these natural features where feasible as a buffer will provide a more 
aesthetically pleasing landscape in the GDP area. 

Open space areas are generous and exceed municipal requirements.  Any future plantings, 
buffers and screening, as necessary, will be identified in any future site plan applications for 
development for review and approval by the Township. 
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PROBABLE IMPACTS TO THE ENVIRONMENT 
Short-term environmental impacts are those which occur over a relatively short duration (i.e. 
the length of time each part of the GDP area is being constructed).  Short-term environmental 
impacts are generally limited to the temporary disruptions created by the construction itself.  
Other short term environmental impacts include increased noise and air pollution due to the 
construction of buildings and parking areas. 

Long-term environmental impacts are those which involve a permanent disturbance of 
resources and are generally considered to be irreversible within one or more lifetimes.  The 
loss of wildlife habitat or potential agricultural land is considered to be a long-term 
environmental impact.  These long-term environmental impacts must be made in order to 
meet the objectives of the zoning ordinance. 

Other long-term environmental impacts involve an increased demand for public services, 
increased water consumption, sewage discharge and an increase in solid waste generation.  
These consequences are symptomatic of a growing society and must be dealt with on a 
regional level. 

 

LIST OF PERMITS AND APPROVALS 
This application is for a General Development Plan and requires no additional permits.  
However, the following anticipated permits and approvals will be obtained as the site is 
developed: 

Permit/Approval Status 

Plainsboro Township 

General Development Plan This Application 

Site Plan To be Submitted 

Subdivision To be Submitted, as necessary 

  

Middlesex County 

Site Plan To be Submitted 

Subdivision To be Submitted, as necessary 

  

Freehold Soil Conservation District 

Soil Erosion Sediment Control Permit To be Submitted 

  

State of New Jersey – Dept. of Environmental Protection 

NJPDES RFA Stormwater Discharge Permit To be Submitted 
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State of New Jersey – Dept. of Transportation 

Major Access Permit To be Submitted, as necessary 

  

Delaware and Raritan Canal Commission  

Certificate of Approval To be Submitted, as necessary 

  

NATURAL RESOURCE INVENTORY MAPS 
The Natural Resource Inventory Map information is included on the following plans 
included within Attachment 1: 

 Forrestal Campus GDP Stormwater Management Plan, dated July 17, 2019, prepared 
by Van Note-Harvey Associates, Inc., 103 College Road East, 3rd Floor, Princeton, NJ 
08540. 
 

 Forrestal Campus GDP Environmental Inventory Plan, dated July 17, 2019, prepared 
by Clarke Caton Hintz, 100 Barrack Street, Trenton, NJ 08601. 
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F'onRrsr.rt, Cnntpus Pptttvu-t're o Ilur UNsurL'r Nox-lLeslr)ltN't'tAt, Dnl'sLopnn.t I

l-he development that is examinr:d in this [riscal lmpact Anzrll-sis ini,olves the remaining clcr,elopnrcnt
that is permitted by tlte cllrrent General Development Plan (GI)l') 1br the portion o1'1hc lrorrcstal
Caulpus located on the east side of Ll. S. lin Plainsboro fownship. The rcnraining. but unclevclopccl
space, consists of development rights on scattered sites that perntils non-residcntial dcveloprlcnt tirr
Ofllce/Rcsearch and lrducati on/Resr:arch (Acadernic ) uses.

Based trpon the updated General De',,elopment Plan that has been preparecl t,t illustratc thc clcrclopccl
attd undcveloped space rvithin r:lic context of thc GDP. the rcnurining spar_.c consisrls ol'thc sclLlLlt.c

lbotage of the permitted building area that has been allocatccl and/or rcallc-rcatec'l to r.rr-rcic'r'elopccl or
partiallv developcd propcrties lc'cated on the Forrcstzrl Campus ctn thc cast sidc of U. S. Rrlutc L lhc
t'etrililling cleveloputeltt represerlts tl-Le total building area pcrntitted by thc (]lDP. lcss thc clcvclopntcnt
thathasalreadl,'beencomplctedorapproved. Thisresidr-ral.ur-rconrl-rletesperccinclr-rdcs828.081scprarc
fbet ol'Ofhce/Rcsearch spacc locater-1 u'ithin the l.'orrestal Carnpus and Forrestal Center and (r35.7(r7

sqLlare f'eet of Academic space on lands owned by Princctctn [Jnircrsity.

The pen-nitted. but r-urbuilt. Offrc:e/Rescarch space is situatcd on sevcp parcels locatecl on t5e p6rt6c1r
portiotls of the Forreslal Carnpus and n'ould permit the construction ol'828.081 scluare lcet o1'ofllcc
atld rescarcl.r space. 'l'his additional Ofllce/Research space has an estintatcd (contpllctetl) r'aluc ol'
$157.335.390. l-he remr,rining.Academic space that is perrlittecl by thc GDP u,ould proriclc lirr thc
cotlstrltction of 635.7(r7 scluare lee1of additional educittion. rcsearr:h altcl acacicr-nic sltace thal i.r6Lrlcl
havc an cstirnated value of $77,900..531 based upon 1he t;-pcs of r\cacjentic llses cltrrcntlv clcvclopccl
otl tllc Forrestal Campus. Basecl ttpon thc types of non-residcntial space that is pcrrnittccl ancl
renraiuing to be cle"'cloped or-r tl-re Forrcstal Cianrpus. the adclitional developrlent u,gLrlcl l-rarc a t9t1l
cstitllatecl valttc o1'$235.235.921. of rl'hich $157.335.390 would rcprcsent a taxable assc:ssccl valrrc.

-f 
llc rctllaillirlg btrt Lrnbuilt Of1lcc/Rescarclt and Acadcnric spacc n t:,uld bc expccted to gepcratc a total

ot'i.3 I 8 crrlplol'ce s anci u'ould httve allocated. tax-supportcd. municipal scrr,,icc cosls e1'$,5 77.330 hacl
itbeelrcorlrpletccliindoccttpieclduring20l8. Thcannualtaxrer,,enLrcsresul1ilgfl'or-nthecoprplctipp
ot'thc rertraining but unbuilt sparle r,roLrld anrount to $657.(160 at th: current tax rate. ancl uoLrlcl lirllr
o11-set tlle allocatccl trlunicipal se'rvice costs. to f ielcl a ntunicipal re venue sr.rrplus ol-$it10.i30.

'l'hc retllaiuing deYelopnletrt thal is pcrrlittecl. bllt unclevelopecl" is r:ltirely pgp-rcsiclellial alcl qerilcl
not clircctlr getlerale an1'public school children or school district costs lbr the\r\,'est \\iinds.r.-
l)laitlsboro Regional School District. Aclditional school ciistrict rilx rcvenLr{:s ol-$2.:i25.110 soulrl.
honcvcr. be cicrivcci throttgh school district pl'olcrt,\ tares ancl. absent all,school clistrict c()sts.
reprcsetlts a sttrpltts o1'$2.325.4.20. fhe surpius re\lcnues scneratcd fbr the school dislrict noLrld bc
strl'llcicnt to pav thc tax-sr-rpportccl ,:ctsts lbr'141 students or. altcrnativelr,. to rccitrce Irlainsburo"s
school clistrict tax rate b1, approxirnatelv 3.4 percent.

Ovcrall. the colllpletion o1'thc t'etnaining. pcrr-nitted but unclevcloped. spacc is cstirlilted to gencr,tc
aunttal tax rcvenues of $3.,598.260 that rvould firlll'offset the totaI allocatcc] tax-supportcd costs.1-
$992.080 to f ield an arnnual rcvenuo surplus o1'$2.606.180. 'l'his annual surplus is cgprpr.isecl .l'a
sLrrpltts of $80-330 fbr the TownshiJr. a surplus o1'$2.325.420 ftrr school pLlrposcs a6cl a surlrlus 6l'
$200.430 fbr CoLrntl'operatiotrs. A,lditionalll'. the completcci clcvclopnrent w.oulcl lre estipratccl rg
gcneratc t]on-recurring Iiarmlatld roll-back pavmcnts amounting to $ I .l 80.01 5; and Alfbrdable I IgLrsi'u.
['ees of $3.933.380.
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INTRODUCTION

The ensuing cvaluatiou has bcen undertaken at the requcst of Princeton lJniversity c/o

Princeton Forrestal Center in order tc providc an examination of thc anticipated liscal implications

that could bc expecled to result fiorrL the completion and occupancy o1'the permitted. bul unbLrilt

non-residential space located within the portion of the Forrestal C'ampus on the east side of [J. S.

Route I in Plainsboro'fownship. l'he initial section of this evaluation presents a historical prolrle

of the'l-ou'nship's residential and non-residential grou.th trends and r1ocuments the manner in which

the 'l'ownsl-rip generates and distribr-rtes municipal revenlres ancl school district revenues. -l'he

findings of the fiscal profrle are revicn'ed liom a historical as well as ir present perspectivr:.
-fhe 

second phase of the research undertaken involves a statistical ar-ralysis of ttre econonric.

demographic ar-rd fiscal irnplications that would be expccted to rcsult fiom the cons;trucrtion ancl

occupancy of 1.463,848 square lcet of-. remaining but unbuilt. non-rcsiclential (Oflice/[{esearch anc]

Acadernic) space within the I'-orrestr,rl Campus located on eastcrl,r side of Ll. S. Route I in the

northwestern portiou of the Torvnship. The data and evaluations contained on the lbllou,,ing pagcs

describe the nature and magnitude of the remaining developrnent, considers the available

infiastructure ofthe cornntunitv and calculates the need fbr services rr:sulting from this cieveloprncnt.

The research and analysis undertaken herein is intended 1g, provide infbrmation r,vhcrebl'

changes in senn'ices anclfacilities neccssitated b.v the cornpletion o1'the remaining devclopntent can

bc accomplished smoothl,v. ri'itlr lbresight. and 'uvithout ir.rterruption o1'existing operations. Ol'

particular conccrn in the follou'ing e,,'aluation is detailed inlbrmation pertaininq to:

c)

the econornic and demographic composition o| the plainsboro
Tou,'nship. including historic and current ler,cls of housins.
population. e'nrployntent and school enrollments;

the residential and non-rcsidential ratable bascs o1' plair.rsboro
-l'orvr-rship. 

the changes occurring in each during recent vears and the
effectir.,e tax rate of the'fownship;

the nature. scope and magnitude of the remaining dcveloprnent; and

the llscal impact c,f the dcvelopment upon municipal, school district
and county opertrtions, to include changes in tar: revenues and
budgetary appropriatic)ns, as w'ell as the impact upon the existing tax
structure.

a)

b)

d)



trCONOMIC BASE AND FIS(]AT, PROFILE

An examination o1-the current and historic characteristics of Plainsboro Torvnship and tlte

manner by which the l'owrrship r:lerives its revenues and manages its appropriations irs a prccursor

to a fiscal impact anall'sis of the remaining non-residential development. 'l'his initial exarnination

will lurnish a uselul insight into the nature of local fiscal operations and a benchmaLrk b-v rvhich

changes may be measured and anticipated.

General Characteristics

Plainsboro Township is a suburban commur-rity locatcd in the southeast corner o1'Micicllescx

County along the County's bounclaries u,ith Mercer County. The l'ownship, as illustrated on [rigure

l, is bounded by Cranbury Township and South Brunsrvick Township in Middlesex Cr:unt.v anci b1,

the tnunicipality of Prirrceton aLnd West Windsor 'fownship in Mercer County. Plainsborcr

Township. itself, includes a land area of 11.78 square miles, or approximatcly 3.81 percenl ol'

Middlesex County's total land area of 308.91 square miles.

Population - r\t the titrre o1'the 1960 Census, Plainsboro Township containecl a total

populatiorr of 1.171 persons and rcprescnted 0.27 percent of Middlesex County's totaLl population

of 133.856 persons. During thc next ten vcars. the Township's population increased b1'40.7 pcrcent

to a total o1'1.6'18 pcrsons as of the 1970 Census. Continuecl population gains u'ere recorc'lerJ clgring

the 1970's rvith an increase of 240.1 pcrcent (3.957 pcrsons) to a lotal popLrlation o1'5.605 persolis

as of the 1980 Ccnsus. The To',',,nship's total population increased bv 8.608 persons dLrring the

I980'stof ieldatotal populationof 121.213pcrsonsatthetimeofthe I,190Census.

Betneen 1990 and 2000. the population of Plainsboro 1'ou nship increased b.t, 42.2 pcrcent

(6.002 persons) to f ield a total popr.rlation of 20^215 persons at tl.re tinre o1'thc 2000 Ccnsus ol'

Population. In 2000. the population of Plainsboro 1-orvnship (20.215 persops) rcpresenled 2.69

percentol'MiddlesexCountl''stotai populationof T50.l62pcrsopsatthattinte. The'l'ou;nship's

population continued to grow bet'weett the 2000 and 2010 Ccnsus. w ith an increasc of 2,,784 persolts
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(13.8 percent) indicated by the population o1-22.999 persons indicated in the reports; of the 2010

Census. Accorcling to the tnost recent eslimates of the Bureau of the C€tSuS. the Tou'nship's tolal

popr.rlatior-r hacl increased 1cl 23,504 p,ersons as of mid-year 2017:

Population Trends
Plainsboro Tolvnship

u5q

I "171

_1970_

1.648

417

40.7

I 980

5,605

I 957

240.1

14.213

8.608

1 s3.6

1990 2000 201 0 2:011

Popr,rlation

Changc

Percent Change

Plainsboro Tu'p.

N4iddlescx Co.

Tri'p /Co.-o/o

20.215 22,999

6.002 2.784

42.2 13.8

tt snJ

s05

2.2

Piainsboro Torvnship acc,cunted fbr an increasing proportion of tl-re County's total popr-rlation

betrvecn 1960 and 2010 and. ar:cording to published reports ol'the Bureau o1'the C-ensus" 1hc

Tou'nship represented 2.84 percent of the total popr.rlation o1'Midcllescx County at the tirr.rc of the

2010 Census. This information is tabulated belorv, and the I 990 , 2000 and 201 0 CcnsLrs population

base o1' Plainsboro T'orvnship is proliled in Table 1, w.hile the age characteristics of plainsboro

Tou'nship's residents are presenled in Table 2.

Population Trends
Plainsboro 'Ion,nship as a Shnrc of Middlcscx Count),'

1960 _t97Ct_

I .1 71 1 .648

.+33.856 583.813

0.27 0.28

I 980 I 990 2000

5.605 14.213 20.21 5;

595.893 671.780 750.162

0.94 2.12 2.69

201 0

22.999

809.8s 8

2.84

201'7_

23.:t0-+

842.798

2.lq

The'l-orvtrship's popr-rlation basc rellects a continlleclnraturing of its residents wilh irrcreases

in the tredian age oI'thc Township's re sidents fiorn 28.7 years ip 1980, to 30.3 years in .l!)90. t. 32.9

1'ears in2000 and to 35.5 1'ears in 201(). Betu'een 1980 and 2010, thc pr6portion of the 1-ou,,nship's

resiclents betrveen 5 and 19 years o1'age increased l}om 17.0 perccnt to26.2percent. .



TABLE I

PLAINSBICRO TOWNSHIP POPULATION I]ASE
I990,2OOO AND 2OIO CENSUS

TOTAL POPULATION
Male
Fernale

AGE
Under 5 years

5tolTycars
1 8 to 20 years

2 1 to 24 years

25 to 44 years

45 to 54 years

55 to 59 years

60 to 64 years

65 to 74 years

75 to 84 years

85 1'ears and over
Median age

[Jndcr 18 y'ears

Percent o1' total populatic'n
65 r'ears and over

Perccnt of total populatic,n

HOUSEHOLDS BY TYPE
'l'otal households

Fantil1' hor"rscholds (fantilies t

Nlalriec1-couple 1 arni I ics
Percent o1' lotal households

Other 1amily,. nrale house.holcler
Other 1arnil1'. l'entiile householcier

Non lantill' Itouseholds
Percent of total householCs
I IoLrsel-rolder living alone
Ijor.rscl-rolder 6.5 .vcars and ovcr

Pcrsons living in l-rouseholds
Persons pcr household

Pcrsor-rs living in gror,rp querrters
Institr"rtior-ral ized persons
Other persons in group Qr,lcl.tr,fs

I 990
14,213
7.137
7,076

986
1.898

267
1,104
7,648
1.375

311

222
213
168

21

30.3

2.853
20. I

394
2.8

6.823
3.496
2.973

.+3.6

128

385

3.321
48.8

2.669
76

11.213
2.08

0

U

0

2000
)0)rs
to )7c)

9.986

1,428

3.548
i66
946

9.144
2,786

758

386
,184

:286

83

3,2.9

4.')7 6

2:.4.6

1853

4.2

2010
? ) qg()

1t.43tl
1 1.567

t.42\
,t.25(i

4t:z
900

8,200
:i.8 80

t.260
889
9)it_

550
26t)

:i 5.:;

lj.(t7',7
)4',7

)t.721

7.:;

t),40:L

:'.tt9i)
:;.024

i-a I

-)J.Lf

20:;

661

:i.5 1:l

:i7.4
:1.93:;

3 5(r

2:r.805;

)i..4:,

191

lgi'
1',

8,742
5 r ?i
4.402

5 0..+

159

562
3.619

41 .3

2,966
67

20. r 48

2.30
67

0

67
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I{ousing Trends - Consistent r.vith the population grou'th previously examined. Plainsboro
-l-ownship 

has experienced a significant increase in its hor-rsing inventory since 1960. During the

1960's. Plainsboro Ton'nship issuecl building permits authorizing the construction o1- :i30 ncu'

residences within the l'owrrship. An additional 3.531 residential clr,vellings rvere authorized cluring

thc 1970's.

By 1980, Plainsboro 'for,lnship contained a total of 3,380 \ ear-round housing units of u'hich

3.080 units (91.1 percer"rt) were rcported to be occr-rpied. In 1980,2.580 of the 3,()r80 occupicd

housing units within Plainsboro 1'orvrrsl.rip. or 83.8 percent. nere reported to be rentcr-occupied. 1-he

3.3 80 1'ear rottnd housing units consistcd of 1 .298 units in one-unit strllcturcs. 41 6 units in stnrcturcs

containing 2 to 9 units and 1 ,663 units in structures containing I 0 or more units and 3 hoLrsing units

classiflcd as rnobilc homes.

During the 1980's, hoLrsing construction in Plainsboro Torvnslrip ir-rcrcasecl liom the rates

observed during the 1c)60's (53 r,rnits year) and 1970's (353 unitsr)'ear'). As indicaterl in'l'able 3.

dr.rrir.rg the period liom .lanuary 1!)80 through Deccmber 1989. Plainsboro 
-l'ou,nship 

issuecl tbuilding

pertnits atrthorizing the construc:tion of 4,393 residential units, or approxir.nately'439 units/rear.

Since 1990, the pacc of residential construction in Plainsboro has decrcased signif icanlly. u,ith

building permits authorizing the construction of I,343 additional housins units. or an a\/erag,e ef 13.1

treu' hot.nes annually betr,i,'cen 1990 and 1999. Between 2000 throLrgh 2009). the rate o1'housing

cotrstrtlction decreased firrther. *1ten the 'fownship issLred building permits authori;ting thc

conslrltctionof S22tleu holtsittgttnits.oranaverageof 32ne*'housir-tgunilsanlulllr. Dgripgtlte

thc past cight 1'cars (201 0 throtrglt 2017 ). trer,r' housing authorizaliops w ere rcportcci 1br a total ol' I [J

ttttits.orI.8unitsannualll'. TheJ'owrrship'sbuildingpermittrendslbrtheperiodlioml960throggtr

2017 are f urther detailcd on Table 4.

Thc l990 hottsing stock ol-Plainsboro'l'or,l'nship was clominatccl b1'attached h,:usins units.

rvhicil represented 6.546, or 821..[ pel'cent o1-the 7.752 total l.rousing lnits in thc Tol'pship ert thal

tinlc. An additional 1.107 units u'cre located ri'ithin singlc-larlitl,dctached strllctgfcs vlhilc 99

housing ur-rits rvere classifled as r-nobile homes or other.

Bctr'r'een the 1990 and 2000 Census. the total nurnbcr o1- housing Lrnits witltiit plaipsboro
-for'rrlshipincreascdll"omT.T52housingunitstog.l33housingunits. 

anincreaseol'1.3g1hor-rsirg
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Lrnits. or 17.8 percent. whilc the number of occupied households incrcased b5, 27.9 perccrnt. tronr

6.833 households to 8.7421-ror-rseholds. l'he difl-erential in the increases bctw.een total hor-rsing Lrnits

and occr"rpied households ref-lects a sizeable reduction in thc nr-rmber of vacant house hglds. fl'ont 92()

t'acant units in 1990 to 391 vacant units in 2000, with a corresponding decrease in the overall vacanc\,

rate fi'orn 12.0 percent in 1990 to 4.3 percent in 2000. Renter-occupied households in Plainsboro

which accounted fbr 60.6 percent o1'the1'ownship's occupicd households in 1990. represented 5.066.

or 58.0 percent. o1'the 8,712 occupied households in 2000.

At the tir-ne of the 2010 Censns. Plainsboro Tor,vnship was reported to have 22"9()() residents

of I'r'hich 22,805 persons. or 99.'.2 percent. occupied (),402 of the Township's 10.089 total hor.rsing

r"rnits. The 2010 Census inlbrmation indicates an increase of 956 total housing units and 660 occupicd

housel-rolds since the tir-ne o1-the 21000 Census. At the time of the 2010 Census, the Tor.i,nsl.rip's 9..+01

occr,rpied housing unils werc cor:nprised of 4,602 o\vl1er-occLrpiecl liousing units (49.Cr percent) antl

4.792 renter-occupied housing units (51.0 percent). Plainsboro's ow,ner-occupied householcls

contained an average of 2.81 persons in 2010 compared to an average of 2.84 persons in 2C100 while

thc renter occupied households contained an average of 2.06 rcsidents in 2010 compar:ecl to an

average of 1.92 persons in 2000. The proportion of owner-occupied households in Plainsboro has

increascd fion-r 16.2 percer-rt in 1980. to 39.3 percent in 1990, to 42.0 percent in 2000 and lo 4c).0

percent in 2010. 'the 1990.2000 and 2010 housing base o1'Plainsboro Township is firrtherclerailecl

in -fable 
4.

School System - Plainsboro Torvnship is a member. along u'ith Wcst Wind:;or'l.orvnship

(Mercer County) in the West Windsor-Plainsboro Regional School District rvhich pror iclcs

educatiotlal services lbr Plainsboro 'forvnship and West Windsor Township stLrdents in Ltlrcles K

tirrough 12. The nunrber of stuclents "on roll" in the regional school clistrict increased fiont 2.530

studettts in I 975 to 3,1 53 students in 1985. fbr a gain of 623 slucients (62 students/,vear). During thc

subsequent ten )'ear period fiorn 1985 to 1995. enrollments in thc regional school district increasecl

liorll 3.153 to 6.858 students 1br a gain of 3.705 studenrs (371 students/vear). Sincc 1gg5.

enrollments in the regional schools have continued to increase with 9.224 students enrollcd durirrg

the 2004-05 school year. to 9,'l12 students in the 2014-15 school year ancl to 9.8213 studc'ts

anticipated during the 201 8- 1 9 sr:hool year.

t0



TABI,E 4

PLAINSBORO TOWNSI{IP HOUSINC PROFILE
1990,2000 AND 2010 cFtNSUS

TOTAL HOUSING UNITS
Occupicd housing r-urits

Owner occupied
Percent owner occupicd

Renter occupied
Vacant housing units

Iror seasonal, recreational. or occasional
Ilomeowner vacancy rate (percent)
Rental vacancy rate (percent)

Persons per o\vner-occupiccl unit
Persons per renter-occr-rpied r,u-rit

UNITS IN STRUCTURE
1-ur.rit. dctached
l-r,urit. attached
2 to 4 units
5 to 9 units
10 or rnore units
Mobile homc. trailer, other

VALUE
Specified o\\'r1er-occLlpied units

Less than $50.000
$50.000 to $99.000
S 100.000 to $ 149.000
$150.000 to $199.000
$200.000 to $299.000
$300,000 or morc

Median (dollars)

CONTRACT RENT
Spec i fied renter-occLrpicd r-rnits

l-ess than $250
$250 to $499
$500 to $749
$750 to $999
$ 1.000 or lnorc

IVfedian (dollars)

I 990
1 15)'),"-
6,83 3

2.684
39.3

4.1 39

929
use 19

3.5

11.7

2.s3
1.79

2000
9.1 33
R'74)

3,676
42.0

5,066
391

70

2.6
2.4

2.84
1.92

') oqg

I,433
780

I ,515
3,306

0

3.005
68
(tL)

-)l/

194
1,030

1.032
257.1 00

s,065
21

)z
305

2,778
r.896

942

201r)

I (1.089

t),40'.2

.+,61 0

49.0
,+ 

^t 9'.2

(t8l
78

3.9
6.ri

2.81

2.06

>F

+r

{.

1.1 07

1,262

431
1,454
3.3 96

99

I .805
19

91
'0'

451

759
223

211.100

,1,I 15

7

104

3,209
603

i93
647

),<

* Detailcd hottsirlg characteristics fiorr the 20 l0 Ccnsus are uot available.
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The number of students fl'om Plainsboro enrolled in the regional schools increarsed l'rom i45

students in 1975 to 1,121 students in 1985 while the share o1'the districl's total enr:ollmenr

represented by Plainsboro students increased fiom 13.6 percent (1975) to 35.6 percenr (19S5).

Duringthesubsequenttenyearperiodfiorn l985to lgg5,enrollnrentol'Plainsborostudent.srvithin

theregional school districtincreasedfrom 1,121 studentsto2.5g0studentsandaccountedfbr3T.8

percent of the district's total enrollment of 6,858 str.rdents in 1995. Since 1995. enrollrnents o1

Plainsboro students in the regional schools has continued to increase with 3.078 Plainsboro stude nts

er.rrolled during the 1999-00 school year and 4.160 Plainsboro studcnts enrolled during the 200c)- l 0

school year. Sincc 201 0, enrollmr:nt of Plainsboro students has ranged l1"om 4.037 students (201 5- l 6

school year) to 4.160 students (rl01l-12 school year) with 4.135 students reported fbr the currcnt

2018-19 school year. During the past ten years, Plainsboro's share of the lotal school districl

ctrrollment has increased liom 41.2 percent (2008-09) Io 42.0 percent (2018-19). Enrollmenr trends

fbr Plainsboro Tovnnship's public school students are detailed in't'able 5.

'l'he trend of Plainsboro Township's student enrollment reflects underlying and ongoing

changes in the Township's housing base, with the increases in both owner-occupied ancl single-

larnill'detached homes contribr-rting to the incrcases in school agc children in the Township. 'l'lte

changesinthe fownship'shor-rsinginventoryhave.unlikeotherrnunicipalities.resulteclinincreases

in thc number of persons per housing unit since 1980. Atthe time of the 1980 Census. thcrc w,cre

an average of 1.81 persons per oc,cupied hoLrsehold in Plainsboro 'l'ownship. By 1990. thc number

of persons per household in Plainsboro Townsliip had increased to 2.08 persons/householcl u'ith a

firrther increases to 2.30 persons,/hoLrseliold in 2000 and 2.,:13 persons per houschold in 2010.

Commercial Developmc'nt - According to reports o1-the Ncu, .lerscv Dcpartrn,:nt ol- [.abor.

there uere 891 persons covcred by Ner,v.lersey Unemployment Compensation (covered.jobs)

crnployed n'ithin Plainsboro Tor,i'nship during 1975 . By 1985. corlmercial actiyities in Pllinsborct
'l'Ow'nship" 

as measureclbl'en-rployntent covered by r-rnemplol'ment compensation. hacl incrcased br

256'7 percettt to a total of 3.178 covered.jobs. Dr-rring this ten-year interval (197:;-1985).

cmplol'nlent in Plainsboro Tow'nship irrcreased by an average of 229.jobs each,vear. pmplo'ntcnt

gains rvcre also recorded dr"rring thc next tcn ycar inten,al (1985-1995). w,ith 12.865 iobs reporrcd

in 1995. indicating an increase oi9,687iobs betrveen l9g5 ancl 1995.
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TABLE 5
WEST WINDSOR-PLAINSBORO REGIONAL SCHOOL DISTRICT'

PUBLIC SCHOOL ENROLLMENT
Students E,nrolled

Year
1915-16
1916-17
1911-7 8

1978-79
r 979-80
r 980-8 r

l98l-82
r 982-83
r 983-84
1 984-85
r 985-86
I 986-87
1 987-BB

I 988-89
r 989-90
1990-91

t99t-92
t992-93
t993-94
I 994-95
I 995-96
1996-91
I 997-98
I 998-99
r 999-00
2000-0 r

200 I -02
2002-03
2003-04
200,+-05

2005-06
2006-07
2007-08
2008-09
2009- 1 0

2010-1 I

201 t- l2
2012-t3
2013- 1,1

2014-15
20r5-16
2016-t1
2017-18
20r8-t9

Plainsboro
345

330
316
382

455
)tt
606

638

608
86s

r ,121
1.80,1

1,588
1,650
I .691

1.340
1,905

2,lll
2,264
) 445
) sc)o

2.616
2.808
2.861
t.078
I i)s
3.566
.1.75 s

.1.839

3.898
.1,993
,+.013

,1.081

,+.037

,+,106

.+.098

,+. 160
,+.061

,1.1 06
,+,080

,1,037

,+.115

,+,091

,1.135

West W_indsor

2,1 85
1 1'71

? ?5q

2.194
1 11)

2.01 6

t.927
1,939

2.046
2,039
I 01?
? .)it

2.419
2.785

3.099
3.321
3.2 86

3.666
3,89 r

4,033

4.268
4.490
1,516
4,829
4.991
5.1 08
5 t?4
5.148
5 1q6

5.3 23

5.41 I

5,6i 8

s.7 12

5,7 67

5.840
5,196
s,161
5 7ic)

s.65 6

5,65 6
5 sR-l

5,636
i t'r57

5,708

-fotal

Irnrollccl
2,53 0

2.604
2,605

2,576
) \'7'7

) 541

? 511

2.416
) 6\4
2.905
I 15i
3,561
4,01 0

4,,13 8

4.18e
5.13 1

5 4c)l

5'7'7'7

6,155

6.480
6,858
7.1 86

7.403
l.ltl
8,08 r

8.142
8,700
8,913
9, l,+0
g )]J
9.413

9.65,+

9.193
9.80.+

9.946
9,893
9,893
9,819
9.163
a'7)1

9.620
9,666
q 75J

9.843

Net School

Cost/Studerl
1.i21
2^060
2.t91
, J5/
2.628
2.861
3,r20
3,411
3,112
3,8 09
3,9 06
1.469
5.ti47
6.129
1 .451
1 .141
1.603
7.951

7.98 r

8. l6l
8.6 80

8.656
9.342
9.13 |

10.,+25

t0.111
I r.483
I 1.822

12.229
12.661
r3.007
t3.27 5

r3.950
I 3.,100

r 4.3 60
14.157
| 4,1 5l
r5.235
r 5.610
15.691

r6.069
I 8,34 r

20,8 r6
2t.681

Sott|ce': Rutgers LJniversity. Ne\vJerscy l-egislative Districr Data Book( Igl5-20| 5);NJ Dcptof Education (2() |6-10Ig)
Thc net cost per pupil is the gencral fund budgct per pLrpil. as irnplernented uncler CIrlFA. ancl is equal to 1he sLrpr o1'
seneral lirnd tax levy. budgetcd general lirnd balance, niiscellaneous revenue. and rrost fbrrns crf state lonlula aicl. -l 

hc
per pupil cost calculated ofthe 20l6-1 1,2011-l8 and 2018-19 school vears rellcct total operating expi:nditurcs.
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Between 1995 and 2005. employment in Plainsboro -l-ou'nship 
decreased lionrr 12.865.jobs

Lo 12,717 jobs in 2005. indicating a ten-year decrease of 148.iobs. Since 2r:)05. ernplol,'ment irr

Plainsboro Township has increased significantly. with 14,090 jobs reported in 2013 and 15.5i)0.jobs

reported in 2017, the most recetrt year for which rnr-rnicipal employment data is available. 'fhc

1'ownship's share of the Count'r's employment base, which antountcd to 1 18 percent irr 1985

increased to 3.74 percent in 20()5 and amounted to 4.16 percent in 2017. Currently. Plainsborcr

accot-tt.tts ft>r 2.79 percent of the County's total population but 4.16 perccr"rt i:,f the ('ount1,'s totiil

emplovment. This etnployment inforrnation is lurther detailed in Table 6.

Overview - The preceding revieu'of the population trends. l-ror.rsing base. school sys;tern. ancl

emplovment characteristics of l)lainsboro 1'ownship has disclosed an established and gror.r,ing

community that is experiencing continucd residential development. as well as a sizeable employnrcnr

base. Plainsboro Township encornpasses 3.81 percent of the County's total land area and accountecl

t'or2.79 percent of the County's 2017 total population base and'1.16 percent of the County's total

(2017) employment. In 1980.2,:i80l-rousing units, or 83.8 percent o1'the Township's total housing

units nerc renter occr"rpied. Sincc 1990. hoLrsing construction in Plainsboro 1'ownsrhip has been

dominated b1' ner," owner-occupied hor-nes w'hich increased by 1.926 units. comparcd to an increasc

ol.onlr'653 renter-occupied hor,r;ing units. Thesc changes in thc'l'ownship's lhousing base. uhich

include increased proportions of 4/5 bedroom single-fanrily horncs on larger lots. ha.,'e resultccl in

itrcreases in household size and the numbcr of school children generated.

Iimployment in Plainsboro increased b1'an a\/erage of 599.jobs per yecLr betui:en 11975 ancl

1 995. but his rate of etnployrnent lqrow'th has decreased to 1 3 8.jobs per year durilg the ensr,rin g 1$'e nt\

1'ear ( I 995-201 5) interval.
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.I'ABLE 
6

PRIVATIi SECTOR ENTPLOYMENT
PLAINSBO]RO TOVVNSHIP, MIDDLESEX COUNTY
(Covercd by Nelv .lersey [Jnemplnyment Compensation )

Year
tgl 5

I 980

198 I

I 982
I 983

l 984

I 985
I 986
I 987
I 988
I 989

I 990
I 991

1992
I 993

t994

I 995
1996
t99l
I 998
I 999

2003
2004
2005
2006
2001

2008
2009
201 0

20rI
2012
20r3
20 r4
201 5

2016
2017

0.1t).

0.u(i
1.2,),

l.4rl
| .3',i

l.tti
1.50

I .U:;

l._:\
2.7t\

2.68
3.lti
3.3(.)

3.5(,

3.9!)

,+.10

4.3i',

4.lc)
4.3c,1

3.991

3.-16,

3.68i

3.1.1

3.5 5

1.01

3.91
3.69

i.56
4.00
4.0i
4.11
,1.00

4.5 3

4.26
4 .16

Plair-rsboro

forvnship
89l

t.1 t3
1 0q?
.) gJl

3.61 B

I f.a1

3.1 78

1.209
5.446
6,8 83

8,341

8,03 3

9.232
9,7ti9

10.459
I 2,091

12,865

14,056
llg..)R
I ,+.5 65

t3.178

| | .118
12..199

12.7 t]
1 2,1 84

14.341

13.557
I 1.960
I 1.49.+

| , qJ')

t3.473
14.090
I 3.906
15,654
I 5.602
r 5.500

Middlesex

lount),
l()l392

2.\6,560
2,13,547

2'10,832
25 1,1 48
265.032

210.069
2B0.867
294,110
305,6 r2
3 04,3 06

299,53 0
290.461
288.131
293.561
302.732

313.8r0
321,459
al1 )aa

332, r 48
3,+5,63 6

:110.568
llq tqr
339,763

313.012
357,033

3'14,,132

323,989
t?f o ro

326,513
334.106
337.658
316,1)64

345,608
366.491
l7? tc)5

Townshipi
CoLrnt,v (%.lr

0 4:;

Soltrce: Ner'v Jersel Departtttetlt o1'Labor, Division ol'Planning and Rescarch, Officc ol-Dcnrographic ancl
EcottonticAllaly'sis.Nerv.lcrse)'CoveredE,rnplcl.vrlerrt'l'rcncls. Ernplorrnerrtisasofsepternbcr3;0,r .
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RATABLE BASE AND TAX IRATE

'l'he econonric and derrographic characteristics of Plainsboro'|orvnship are re[lected in thc

forvnship's ratable base, and changes in the Torvnship's hoLrsehold base and commercial

development since 2010 may bc examined in terms o1- the per parcel and toteLl valuations

(assessments) of the taxable prolterties in the Tollnship.

Ratable Base

Plainsboro 1-or,vnship has undertaken periodic propcrty revaluations in an effort to maintain

asscssments that approxitnate cut'r't-'nt tttarkct values. -l'hc ratio ol'assessed r,'alue to market r,'zrlue is

expressed in the State eclualization ratio rvhich amountcd ro97.06 perccnt in 2010 and is reportccl

to be 101.96 percent irr 2018. Thcse assessmcnt trends are firrthcr detailed in'fable 7.

Dr-rring 2010. the total eclualized propcrty valuatior.r in Plainsboro-l-ow,nship ar.r-rountecl to

$3,831.0 million. This equalized valr-ration increased substantially b1,201ti. whcn it reachccl

$4,471.5 million. Thc total cqr.ralized assessments increased by' 16.8 perccnl between 2010 ancl

2017. n'ith att equalized assessccl 'n,aluation of $4,474.5 million rcported fbr 2018.

During the period 1l'om 2000 to 2018. wher.r the Township's eclualized valr-ration incrcasccl

b1' 16.8 perccnt, the cost o1'municipal operalions reflccted in the local use burdget incrcasccl ll.onr

$23.552.356 to $28,821 .992---an increase o1'$5.269.636. or 22.3 pcrccnt. Bctueerr 20,10 and 201 u.

1l-ie groulh of mr"rnicipal costs (22.3 percent) r,r'as above thc incrcase in the equalizcd taxablc basc

( 16.8 perccnt).

Bctu'eell 2000 and 201ti. residential properties (Class 2) decrcasccl as a rsharc oi'thc
'foutlsllip's total ratables ll'otrt 56.23 pcrccnt to 54.17 pcrcenl. a rclalir,c clecreasc ol'3.8 pefcerpt.

Non-rcsidential (conlnrercial/industrial) amounlcd to 33.20 pcrcelt o1'r,aluation ip 20 [0 arrci j0.31

percent in 2018. Apartments (Class 4c) acccr-rnted lbr 9.12 perccnt ol.total ratables in 2010 anc-l

13.83 percent in 2018. These p(lrcentage ler.,els and the changes that havc ctccurrecl since 2010

indicate clecreases irr the sharc o1' the ratable basc represcntecl by conrmercial a1d ilcl'strial
propcrtics ri'ith these tl'pes o1'propcrtics no\\'conlprising 30.321 pcrcer-lt of total ratablcs cc,rlrpilrccl

to a 33.20 percent share in 2010.
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Since 2010, the average equalized value of residential propcrtie s in Plainsboro'l'ownship has

increascd substantially. During 2010, the average equalized residential (Class 2) property,asse ssrnenl

amountcd to $403.000 per parccl and this per parcel a\/erage had incleersed 1il $441 .093 during 201 tt.

This assessment and tax inlbnniition is firrthcr cletailed in Table ll.

Ellective Tax Rates

The local orgeneral tax rates leviec'l in Plainsboro'l'or,vnship rellcct the ratio of assessccl to

truc (tuarket) value ol'the asscsrjr-nents in the Tou'nship. In 2010. the local (general) tari rate irr

Plainsboro-l-ovr'nship rvas $2.215 per $100 of asscssed value. I3i 2018. this gcneral tax riile had

iucreased to $2.246 per $100 of assessed value. On an "equalizcd valuation" basis, thc tax ratc

relative to curreut values actually increased Il'om $2.150 / $ I 00 in 2010 to $2.290 per / $ 1 00 in 201 8.

Dtrrirrg 2018. the gencraltax rate'ir-r Plainsboro'l'or,vnship is $2.24(r per $100 of valr.ration. w,itlr iut

eqLralizcd tax rate o1'$12.290.

Plainsboro Tolvnship
llocal and Equalized Tax Rates

Year

2010

2013

General
Rater

2.215

'.-+o

Assessment
Ratio

97.06

I 01 .96

L.qualized
Rate

2.1 50

2.290

C)ven'ierv

1-he preceding revier''r'o1'thc econornic. c'lemographic. flscal and llnancial character.islics o1

Plaillsboro-l'orvrlship fras clisclosed the'forvnship to be an cstablishecl and grog,ing coptnruni6 i1

the context of Middlcsex Coutrtv. As notcd prcl'iouslv. Plainsboro -l-orvnsl-rip 
contains 3.81 pcrce n1

ol'the Coun11"s total land area.2.8zl percent o1'the Cour-rty's 2010 Cepsus popLrlation basc iL1cl3.56

percellt ol'the Countl"s 2010 total enrplol'ment. Although rcsidcptial deyelopmept hls ccntinueci

r8

' Ilxcludes Irire District Tax
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at a feduced pace ili the'l'orvnship between 1990 and 2010. the 'l-ownship has increased i1s relativc

share of the County's total popr.rlation and ernployment.

Between 2010 and 2018, the cqualized valuation (assessrnent.s) in Plainsboro 1-orvnship

iucreased from $3.831,0 million to $4.474.5 million, hi 2010, the average residential propertv in

Plainsboro Township had an equaLlized assessed value o1'$403.000 and paid total taxes of $fi.66:l peL

year. By' 2018, the average equalized residential assessment amounted to $441 .093. and the a\ erase

residential tax had increased to 1110,101 From 2010 to 2018, thc average rcsider-rtial tax paicl in

Plainsboro Township increased at an average annual rate of 1.94 perce:nt.

Thc review of enrolltneut trends in the West Windsor-Plainsboro Regional School Districl

disclosed an increasing enrollmt.'nt trcnd since the rnid-1970's. Plainsboro's share of thc school

district's total enrollment has also increased significantly. from 13.6 perccnt of the total enrollrlcnt

in 1975. to 33.4 percent in 1985, to 43.3 percent in 2005 and to 42.0 percent in 2018. DLrring thc

past ten years (2008-09 to 201 8- 1 '9) . the enrollment in the regional school district has increased fiont

9.804 stlldents to 9.843 studeuts. indicating an avcragc annual increase of 4 str.rdents/vear.

A signiticant portion ol-tlte Township's total ratable base has historically been representcci

b1' Class 4. incotrc-producing ((Jomnrercial. industrial and apartnrent) propcrties. 'fhe currenl

(201 8) assessments reveal tl'rat tl-r,: Class 4. income-producing properties. account fbr 44. I 7 perccnl

o1'thc -l-orvnship's total ratables. compared to a 42.32 percent share in 2010, with the 20-[0-2018

illcreasc totallv attribulable to increases in the assessment of Class 4c {'apartment) properties..
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PRO.IECT DESCIIIPTION AI\D FISCAI, IMPACTS

On the preceding pages. the econornic base and f-iscal iniiastructure of Plainsboro 'l'ou,nship

has been examined and qr-rantified. With the information and insig.ht gained in the Icregoing

exantittation, it is now possible to evaluate the economic. dentographi,:, and fiscal implications o1'

the devclopment oflhc currently prermitted, but ur-rdeveloped portions of the lrorrestal Center Gene ral

Development Plan (GDP) locaterl in Plainsboro'l'ownship.

Project Description

The development of the Princeton Irorrestal Ccnter began in 1975 and. by 1995 encornpasscc'l

nearly flve rnillion squiire feet an,J 600 housing units. In recognition of the extended period o1'tinre

anticipated cotnplete the remaining developrnent within Forrestal Center. a General Developmenl

Plan was sr-rbmitted, anc'lapproval ll'as granted in 1999 that vcsted thc dc,ielopmcnt rights o1'the (.il)P

lbr a pcriod of 20 years. Curretrtly, Ihe 2,200 acre Princcton Irorrestal Center cgntains over six

million sqtlare lbet of commercial dcvelopment and I ,420 residential unirts, approximatety 40 perce nt

o1'u'hich are age-restricted. Notwithstanding the continued ancl ongoing devclopnrent lhat has

occttrred sincc 1999 in accordance r,r'ith the terms of the General De.u'eloprnent Plan. signilicant

portiolls of the currently permitte,J development has not been cornplctecl. This evaluation considers

atrd evaluates the economic and financial ilnplications of the portions o1'the GDP 1ct to bc

collstrltcted and occupied. 'fhis analysis assumes that the remaining build-out encompasses the

tnaximutn allorvable development under the terms of thc GDP. less the development that has alre1d1,

been conlpleted. The remaining clevelopurent addressed herein is lgcate d on the eastern sicle of tj.S.

Routc 1 insolar as the remaitring developnrcnt on the rvestern sidc o1- LJ.S. Routc l. i;nclLrding the

Princeton Nurseries property are addressed in a separate flscal evalr-ration. There is also a pgrtign

of thc Princeton Forrestal center that is located in the Torvnship of Soutl-r Brunsu,ick that is not

incluc'led in this evaluation.

Remaining East Side Development
'l-he remaining development that is permitted on thc east side of tJ.S. Rourte I is not

concentrated on a particular lot but are scattered development rights distribqteclto the unde.,,eloped

2l



properties along College Iload Irerst and on the Forrestal Campus and inc:ludcs a mixture ol'perrnittccl

ttses. 
-l'he primary uses that are permitted under the current GDP includr-' Olllce/Research (O/R) arrcl

Academic uses associated with Princeton University's Forrestal Cam;:us Research and Princeton

Piasma Physics Lab (I'PPL). The total remaining developmenl permitted in Princeton liorrestal

Center on the east side of U.S. Route, including the three subsequcnt amendments to tl're 1999 GDP

and the reallocations resulting from the distribution of thc existing and committed development.

amoLlnts to a total of 1.436.8218 square f-ect of nonresidential space. This rentaining space

(developntent rights) is comprised of Office/Research space located on the Forrestal (-'anrpus ancl

in Forrestal Center and Academic spacc located at F-orrestal Cantpus and PPPL.

Based upon the distribution of the remaining space that is permitted but not yet de,;eloped.

the 1.436,848 squarc f-eet of currently permitted and but under,,eloped non-residential ;pace is

comprised o1'828,03 I square I-ect of Offlce/Research space locatecl on the Princeton frorresta I C]elter

and the lrorrestal Campus and 6i5,767 square f.eet of Academic space on othcr lancls ownecl by'

Princeton University and associated with the Plasrna Physics I-aboratory and university relatccl

operations: This infbrmatiorr is lurther detailed in the followins tabulation:

Forrestal Campus
Remaininpl East Side Non-Residential Development

Office/Research
Forrestal Campus
North Campus
1 Forrestal Road South
Under,'eloped Lo1

Balance of Forrestal Center
Olllce/Research S ubtotal

Acade mic
Princeton Plasma Physics Latr
151 Forrestal Rd (HPCRC-PhLase II)
LJnassi gned Developrnent Rig,hts

Acadcmic Subtotal

f otal Perrnitted/Undevelonecl

Block
701
701
701

Block
701
701

Lot
25.27,29

J J.UO

Lot
23

29

Pcrmittcd
Building Area (sf)

633.000
93.000
s4,450
47.631

828.081

Permitted
Building Area (s1-1

t35.427
33,590

466.750
635.7 67

2.2

1.463.848



The cornpletion and occLrpancy of the pemr itted, but curre ntlv unc'levelopecl non-resiJential spacc

is e stimatcd to reprcsent a total (completecl) valr.re of $235.235.921 rvith the taxable portictn:; thercol'

anlouutiug to $157,3i5,390 u,hich. at a firll urarket value asscssnrcr.rt (100.0) pcrccrrr'. urrLrld r icld

an estirnated assessed value ol'$ 157.335"390:

Estimated Valuc :rnd Asscssment
I{emzrining East Sidc Non-Rcsidential Development

Ofllce/Research
I"orrcstal Carnpus

Acader-nic

PPPL/ Unassigned Rights

Building
Area (sl)

828.081

635.767

Value

liI-

$ 1 90.00'

$ r 22.s3 '

l-.stirlatccl
\,'erlt4

$ 1 57.33,5.390

$ 77.900.5i 1 
s

'l'otal Pcrnritted/ljnder eloped 1.463.848

Ilstimated Assessrtrent (1 00.00 percent)

s I 60.70
(,,1t,t,t'ttgc )

$235.23-s.92 r

$i 1 57.335.3e0

Population Determinants

ln cxaminiug thc services that are pror.,ided bv a municipality'and. hencc affected bl nnr

devcloprlrent. it is apparcnt that the overwheluring proporlion o1-tlte mupicipal serr,,iccs lirrrrishecl.

tlle lacilities Lrtilized ancl thc personncl recluired. are in'n'olvcrl in scrying t5e neecls ol-t5c

cotutl-ttttlitr"s "'rcsident" popLrlation. Accordingll'. ancl irt recognition of the l'act that thc rcsicictrt

populalion is ultinlatelv the prec'lotlinatrt uscr and benctlciary of ntLrlicipal 11cl schoel sel jccs. thc

deternlillatic'rtl of the 1'roptrlalion anticipated to bc generated b1,a ncw r1evclopllcltt is tlpicalll,ap

'AltlloLrelt Plairrsboro'l-orvnslrip's assessnrerrl ralio is reportecl to bc 10J.96 pcrcenl. this
evaluation assunres a nrarket-based assessn'renl of 1 00.00 Dercent

" Maxirlurn ofllcc l,aluatictrr. Plainsboro Tax Assessor. bbpc. Scptenrber 10. 201 tl. p5

rrses, $ 143.251.200/1. I 69. I 52 sl'- $ I :t2.-53CLrrrent (201 8- l9) assessnrent of Acadentic

Acaderric uses arc tax exernpt

L-)
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extrelllely important element ancl determinant in impact analvses. 
-fhe 

rentaining developntent tor

the portion oI'1he lrorrestal Carnpus located on the east side of U.S. Route I that is pernrittccl but not

I'ct developed is Ofllce/Rcsearch and Academic space that is cntircly rLon-resiciential in naturc ancl

u'ill not directly result in atiy addir:ional residential population or putrlic school childrcn in l)llLinsboro
'fownship.

Estimated Emplo!'ment
'fhe trutnber o1- ernploy:es that coLrlcl be cxpected to bc g,enerated b\,pr:rn-ri.tecl bLrl

undeveloped non-rcsidential spacc in Prir-rceton F-orrcstal Clenter on th.e east side of il.S.l mar bc

basecl Ltpon space (faciXities) planning of thc actual occLlpants of thc nc\\'spacc. Altematir,'cl1'. ancl

prior to the actual occupaltcv o1'1lte new spacc. emplol'ment ratios (emp,loy,ees pcr 1.000 sclrrare f'eet

of comtnercial space) rnay be utilized to estimate employment. -['hcse 
ratios. u'hich arc,basccl upon

tl.re size and type of facility that is constnlcted. inclr,rde estimate s fi'orn the Institutc of 
-fransportation

Engincers (lTE) of 2.47 er.nployees per 1.000 square f'eet in research and dcvclopr.r.rcr.tt ccnters to 4.tll

enlployees per 1.000 square 1'eet in ntcdical ofTlcc bLrilclings n'ith an a\rerasc of 3.50 crlplorecs pcr

1 .000 scluarc t'eet in geueral ofllccr bLrildings. rvhich is the ratio that Iras been used oi'thc r,rnclcvclopcci

Research/Oflice space Emplovment fbr the undeveloped Acadenric l;pace clur var), significantlr

basecl trpolt the t1'pe o1'acadenric facilities that ultimatell constructed. Iror the pllrpose of this

atlalrsis. tl-rc actual emplovmeltr" ratios o1'the existing Acadcrnic lacilities lit[in the Forrcstal

Carltptts. ri'hich atuounls to 0.66 er.nplo1,ss5e per 1.000 square l-cct of Acadentic spac:e have bccn

utilized. Applf ing these ratios to the 828.081 square t'eet of rcmaining Of'lrce/Researcli Sf,lice anci

to thc 635.767 sqr,rare f-eet of Academic space rvould 1,ield an estirtrate ol'3.3 I 8 lirll-tinre cc1-riyale11

(F-fE) cmployees:

Estim atcd E mp lo-_vm ent
BS4A141A€: East Side Non-Residcntial Development

LJ sc l-) pe

Ofllce/Research
Acaclemic

'fotal

LJ:ie BLrilcling
Grcpp Area (sf)

B 828.081 s1'

[] 635.676 sf
1.463.848 sf

.lobs Per

1000r' sl'
3.50
0.66
2.25

Irst int atecl

Ernplo),urcnt
2.tt98

420
3.3 l8

' TT2cnploYeesitr l.l69.l52sfo1'existingAcadernicspace-0.66enrplo1,ecs/1.0(t0sl

2,1



Added Services

fhe dcvelopntent and additiotr of nerv residenccs, ncu,'businesses, or a combinatiorrthereof.

to a communitl' will generate direcl and indirect nccds fbr nov or acided scrr,'ices l'rorr thc

comntunity ancl othcr governmentaljurisc'lictions. l-he scn,ices to bc provided to a nen,rleveloplrent

generally include education (public school). police and llre protection. public works, adrninistration.

ctc. The typc and extcnt of services furnishecl by a municipality otlen ref'lect communit,v size anci

developrr-rental densitics.

In exatrtining l.he sen'ices which will be provided by Plainsboro Tovnr-rshipr ancl. hcncc

afl-ectcd b1'the new de'vclopmcnl. it is apparcnt that the overn,hclnring proportion of thc ntLrnicipal

services tirrr-rished. the facilities utilized. and thc personnel recluircd. are involved in ser,'ing thc

treeds ol-the communitt"s residcnt populalion. Accordingly. and in recognition of thc fircl that the

residenl populatior-r is r-rltin-ratcll' the predominant user and bencllciary o1'rnr-rnicipal ancl scltool

scrl'iccs. the cleterrninettion of thr: nutlber o1'nerv residents and pLrblic school children is tl,picalll

an intporlant clement and dcterminant in intpact analvses.
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IMPAC'T ANAI,YSI$

F-iscal Impact

Thc f-iscal irlpact resulting fl'orn the permitted but undcvclope d non-residcntial de vclopnrcnt

itt the lrorrestal Carupus on the earst side o1'U. S. f . including the construction and occu.piu"x)\'ol'thc

I .46i.8'+8 squarc l-eet of Olllce/ltesearch and Acadentic space with i.3 18 eslirlaled cmlrloy,t:cs. nra\

nor"'be exantined in terms of the costs incurred by the municipality. the school district. iurcl rlic

CoLtnty in providing thc various se rvices to thc-f ou'nship's reside ntial and non-rcsidential propcrtics.

TIte deterntiuatiou of the liscal in-rpact of the proposed develo;rr-nent involvcd thc usc ol' an

ecot-tt'rt-tlctric model r,vl-rich is a cornposite o1-tw'o techniclues gcne rallt ret'errcd to as thc "proportional

valuatiotl tnethod"and the "per capita n-rultiplier nrctl-rod". 'l'he "propurtior-ral valuation methocl" is

utilized flrst to assign a portiort c,f total rrunicipal expenditures to thc non-rcsidcntial (as opposccl

to rcsidelltial) r'altration in the Township. MLuricipal expenditr-rrc levels proportionatclv allocatccl

1o the residential and nott-residential valuation arc then cxpressccl in ternrs o1'per capita ancl pcr

etlplovec cxpenditr"rres fbr the cxisting popr-rlation. School appropriations ilre expressecl on it llcr

ptrpil basis. OIrce these per capila. per employee and per pLrpil exllensc ratios ilre deterntined. thc
.'pc'r capita Illultiplier ntethod" anticipates added costs f}om the pnrltosed developntent bl applving

increased populatior-r" entplo,vment and student enrollntcnt to the current cxpeusc rartios.

Assumptions" Conditions and ()ualifications

1-he preparation o1'a cost/revettue analy'sis u'hich r-neasures thc overall and spccilic impacts

resultirrg fronl the cotrlpletion attcl occupancv ofthc perruittecl but unilcvclopccl lon-r'csidelttial splrcc

nccessarilr requires thert certain e urpirical assumptions be nraclc:

l) All dollars are 2018 dollars--the f iscal ir.npact shorvn reflccts thc
estimated ir-npact as if the developrnent r,vere occr-rpicd and assessccl
during tlre niost re.cent complete caiendar vear:

other growth or changes (dernographic/econonric) occurring in
Plainsboro -fowns'hip 

during the cleveloprnent phascs of thc pro.jecl
may u,ell have their orvn impact on llscal matlcrs. bu1 are not
ir-rcluclecl 

"i'ithin 
the scope of this str,rdy in orcler to ernpirically,assess

the direct irnpacl o1'the planncd development;

l)
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4)

'l'he "per capita multiplicr method" assllmes that. ovcr the long run.
current average operatir-rg costs per capita arrd per crnplol,'ee firrnish
a reasonable estimate of lirture operating costs occasioned bv grouth.
and that current lr:vels of service. relative to currcnt popr"rlation and
employment, are reasonably accurate indicators of luture service
lcvels continued at the same relative scale: and

-l'he 
current distribution o1'expenditures among thc various sectors o1'

mr.rnicipal scrvice rvill rernain constant in thc short term and rvill
serve as the prirnary' indicator of thc way in u'hich adclitional
expenditurcs u,ill be subsecluently allocated.

Utilizing the atbredescribed rnethodology and assurnplions. the ultirrate irnpact o1'the

completion and occupancy o1'the proposecl residential del'clopnrent can be deterr-nincd tfrrough a

cost/revenue anal,vsis of the major sollrccs of thc seru'ices and taring bodies alltcted b1' the neu

dcvelopntcnt. Thc primary sollr,ccs of the services provided ancl the revenlles received are: a) thc

nrr.uricipalitl': b) the school district; and c) the County.

1l
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MT]NICIPAL IMPACT

l-he fiscal effbcts anticipated to result fiom the developr.nent o1'thc permitted Lrut currentlv

undeveloped non-residential space within the Forrestal Canrpus locatecl on the east sicle of l.l.S.1 in

Plainsboro Township. includin;1 the addition 01' 1.463.848 squarc f'eet of Ofltce/Ii.eseafch anrl

Acaderric space rvith 3,318 eslirnated cn'rployees is evaluated in this section in tcrnr; ol'thc

rnunicipal service costs allocated to the rerlaining developntent ftrr thc various scrviccl; proi'iciccl tcr

rron-residerrtial laci I itics.

Municipal Costs

lnsofar as the costs o1'1he scrvices now being provided by the cor"r-rr-r'tur-rity serr': as the

statistical fbundation fbr the cos,ts to be generated by the rernaining development. an anzrlvsis oi'

existing service/cost relationships has been undertaken. A sun.rrnary' of Plainsboro Tor.',,r-tship's

current (2018) revenlles and expcnditures as prcsented in'l'able 9. provides a Lrscful prolilc fbrthc

detcrrnir-ratiott of the liscal irnpact attributable to the remaining Forrestal Carlpr-rs developrncrrl.

Bclbre the data ar.rd relationships indicated in Tablc 9 rnal'be utilized. certain ad.jLrstnrcnts

nlust be made to separate its resirlential and non-residential components. As ntav be seen rn-lablc

9. cot.ttttrercial and industrial properties in Plainsboro Torvnship. ll'hich include ll6 ('lass .la

Cortttrtercial and 2 Class 4b Indr-rstrial properties rcprescnt 2.01 pcrcent o1'all properties arrcl 30.i.1

percclltofthe1'ou'nship'stotal asscssedvaluation. Giventhescclistributions. 16.l7pcrccntol'thc

lotal tax-sr.rpported municipal e>:penditures would be assigned. in tcrms ol'cost/ber:Lellt (or cost

gctleraliotl). to the 118 cxisting cromntercial/industrial propertics in Plainsboro'l'ounship w'ith an

assessed'n'alttaticln ol-$1.384.296.900. Of thc-l-or,vnship's current tax-sLlpported appropriations o1-

$16.820.526.approxinratcl1'l6.17percent.or$2.7l9.879uor.rldbcassignedtothe'l-ovrnshrp'sl1ll

non-residcntial (commcrcial/industrial) propcrtics.

The l'ownship's rcsidentialproperties. li'hich include Class 2 Resiclcntial. Class 3 Ii;u'r.n ilpcl

Class 4c Apartment propertics. represent 95.03 percent of Plainsboro'l'orvr-rship's toti,Ll propcrtics.

accolult for 68.31 percent ol-the'lou,nship's total l'alr-ration. and noLrld bc assigned 81.70 pcrccnt

ol'the'l'olvnship's tolal tax-supported costs. In this regard. $ 13.742.370 o1'tl.re'l'6u,nship's tgtal tar-

supported local use appropriatior.ts o1'$16.820.526 w,ould be attributed to Plainsboro-l'ounshin's

rcsidential properties.
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TABLE 9

MUNICIPAL DATA - 2OI8
PLAINSBO]RO TOWNSHIP, MIDDLESEX COUNTY

4. CurrentAssessments:

Category
1 Vacant Land
2 Residential
3 Farm
4a Commercial
4b Industrial
4c Apartments
Summar),
Rcsidential (Class 2,3. 4c)
Commercial/lndustrial
Vacant. Farm-Q

Total

B. Current Tox Structure:
Rste Per $100
Municipal Purpose*
Local School District
County
'fotal

C.

$ 61 ,605,100
$')_.471.3 1 4,000
$ 14,253.000
$ 1 .381.625,300
$ 2,671 ,600
$ 630,784,700

$ j.116.352,100

s I ,3 84.296.900
L 61.605.100
$.+.562.2s4.100

Assessment Percent
1.35

51.17

0.31

30.28
0.06

13.83

68.31

30.34
1.35

100.00

Percent
18,28

64.62
1 7.10

100.00

Percent
67.13
10.95

0.47
19.14

91.70
1 an'.J(/

100J0

Percent
58.36
30.09
10.84

0.71

100.00

Open Space tax

Pateelt-
171

5.495
78

116

2

1l

5.5 84

118

_171
5.8 73

Tux l?ate

$0.418
$ 1 .478

$Q,39 I

!t2.287

Aust!-u!
$ I 9,348.91 5

$ 3,156,494
$ 135.000
q 5 517 sRt

-:

$28,157.992
s 664.000

D,

Locol Use Appropriatiorts :
Municipal Purposes within CAPS
Total Operations Excluded from CAPS
Capital Intprovements
Municipal Debt Service

Sub-total
Reserve fbr Uncollected l-aLxes

-l-otal 
General Rer,'enues

G e n e r s I R e v e n u tt;_Jpeg!_U s e :
Revenue fror-n Propcrty'fa>ies
Miscellaneous Revenues
Surplus Revenues
Receipt of Delincluent Taxes
-l'otal 

General Revenues

InclLrdes Fire District # I tax ($0.0,11/$100), municipal
($0.032/$ l0o)
Note: Assesslnent Ratio is 101.96 Derceltt.

$28.821.992

Ama,unl
$ 16,820,526

s 8,672,466
$ 3,124.000
$ 205.000
$28,821.992

($0.010) arrci Libran tar
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Residential Costs - When the r:esident-based. tax-sLrpportccl rrunicipal appropriations ol'

$i0.371.943 are allocatccl among Plair-rsboro To."r,nship's estinrated vear-cnd 20113 residcntial

populatiort of 23.610 r'esidents. an average per capita. tax-supporlcd cost appropriation of g,5ul is

derived, The remaining O1licc/ReseeLrch and Academic development that is pernritted on thc

liorrestal Campus on thc east side of LI. S. I is entircly non-resiclcntial in naturc and *,oulcl not

dircctly gcncrate anv additional residcnts within Plainsboro Township.

Non-Residcntial Costs - l'he pcrrnitted but undcveloped non-residential dcr,cloprncnt that

renrains r,vithirt the Irorrcstal Canrpus on the cast side of'U. S. Roule I is cxpeclccl to resLrlt in thc

constrttction and occupancy of I .463.8/t8 scluarc l-cet of O1'1lce/Rescarch anc'l Acaclcnric spacc u illr

3.318 estirlated emplo-vees. T'hese non-resider-rtial uses cau bc expccted to generate local Lrse costs

thett mav be allocated on an crlploynrent basis. The -fou,nship's 
118 cxisting conrmcrcial ancl

industrial properties are the location of the current (2018) estimatccl emplovnrent base o1'15.(r70

private scctor.f obs. Thesc employmcnt activities uere prcvioLrsly allocated $2.719.87() ol'thc

fou'rrship total. tax-sr"rpported. local use costs o1-$16.820.526. or $ I 74 per er.nplo.vee. ,\pplving thc

allocated municipal sclvice cost pcr emplovee of $174 to thc 3.118 entplol,ees cstirnated ro bc

generatcd bv thc corttpletiou ol'thc remaining permitted, but unclcvelopccl nc'rn-resiclential spacc

f ielcls a total local use (nunicipal) service cost of $577,330 (3.3ltt x $174 : $577.330).

AIr altcrnative..u'alttc-based mut-ticipal serl'ice cost cau be structured bctu'een the allocatccl

Ilotl-rcsiclelltial costs and the valtte (assessnrctrt) of the -l'o*r-rship's 
cctntntcrcial anci inclLrst1.ial

properties. -l-ire'l'or'rtrship's 
comtnercial and industrial propcrties. ri'hich have a cLlrrent asscssccl

ralltatiotl ol'$1.38'1.296.900 r,n'ere previouslv calculalecl to gcneratc $2.719.879 in allocatcd. tar-

supported. local ttsc cosls. or $0.196 per $ 100 ol' non-resiclcntial valLralion (92.71 9.t379

$1.384.296.900 /$100 : $0.196 per $100). Applf ing this non-resiclential cost lactor of $0.196 pcr

$100 of cotrnlercial/irldustrial rialuatiot.r to the $157.335.390 ol'assessccl valuation estinratccl

represctltecl b1' thc remaiuing unCer.'eloped space f ields an allocatcd. local Llse cost ol'$108.j80

(S157.335.390 / $100 x $0.196 = $308.380). -['he 
assessrnent-basecl allocation. duc ro rhe rar

exclllpt r0 Ilaturc of 43 .4 pcrcent o f the ret-naining uon-residential space. yields a lon cr 1llocate cl cost

'" Approrilrlate l1' 43.'l perccnt of the 1,463.ti.18 sf of rc-nrainirrg. under,cloped space consists of tax cxcprpt
Acadenlic uses. The renlaining developrrlcnt, $ith an estirrlated assessntcnt of S 157.j3,5.(r00 and 3. j l8 total
clllplo\ccs. r'ields and averagc per etnplovee assessntent o1-$47..1 l9 that is 53.7 percent of thc'forvnshrp's alcr.agc
conirrercial andindustrial assessr.nentof 58S.34 l(S1,38,1.296.900/15.670 :Sug.34l).
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than the employment-trased allocatiott. Iror the pllrposcs ol'the fiscal (cost/rcvcnuc) c:ontpzrrisons.

the higher employment-based corst allocation of $577.330, which includes thc employ,ees of-the tax

exempl Academic space. shall bc utilized.

Cost AllocatioUq - The actual experience and distribution of'the municipality''s r;xpcnditures

anlong its various budg;etary components provides a basis firr the allocation o1'the mr,rnicipal scn,icc

costs cstimated lbr the proposed ,levelopment. F or exarnple, if salarics anci u'agcs are appropriatccl

35 pcrcent of thc rnunicipality's; expenditures prior to thc developmcnt. then 35 pcrccnt ol' thc

allocaled costs and 35 percent of tlie resulting ntunicipal servicc costs rlav be attributccl to this

catcgor)'. Plainsboro Towuship's cllrrent n-runicipal bLrclgct apltropriations. which lirrnish thc

statistical fbr"urdation lbr cost and revenue allocations. arc tabr-rlatccl in-fable 9.

tJtilizing the proportional appropriations observed in Plainsboro'l'ow,nship. tltc scrvicc cosrs

allocated to the remaining developmenl could be clistributed to thc pcrtinent cost categories. 'l'hc

allocation of addccl costs lvould reflect an annual allotrnent of estinratecl appropriatiorrs preclicatccl

r-rpon Plainsboro 'l'ownship's existing levels of service and appropriations. -l'he 
allocatccl tax-

sr"rpported costs of $:577,330" which amolrnt to 3.43 percent o1' the cLlrrent lax-supportecl

appropriatious that rvould be allocated to maintain thc samc levcl and clualitl,of ntr,rnicipal scrr iccs

to the Torvnship's existing rcsidentialand non-residential propertics. J-hc lbrecasted proportionate

allocation does uot take into accout.tt ibctors associated rvith thc lorvcr costs attributablc ttt thc

conlpact arld selfcontairtecl ttature of remainir"rg development of the Forrcstal Cantpr.rs or illl\

ecot-lot't-tics o1'scalc or tllc cfficicncies inherent in the addition ot-i.318 emolorccs to .ut cstilliltccl

enrplovntent base of approximatelv I5.(i70 emplovees.

Municipal Rcvenucs

'l'hc cxisting artd addcd cttsts ol't-t-runicipal sen'iccs arc firllv covered b1,thc vafioLls soulccs

ol'reveltltes received b1'the 1-onnrship. Plainsboro's rcvenue sollrccs may'be grggped into Ibur nra.jor

categories as shou'tl on 
-l'able 9. r\s was the case in cstiniating tax-sllpported added costs. thc aclclccl

tax rcvellLles generated br'' the rentaiuing non-residential deve lopmcpt rtrat,be calculatecl o1 t5e basis

o1'the 'l'ounship's actual experiencc in qenerating nrunicipal revenucs.
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Local [Jse I'ax Revenues - l,ocal use tax revenucs ntay, bc dcterntinecl fl'onr thc currcnl

proportiott of the tax rate allocate d to lor:al municipal r,rses. Ol'Plainsboro -l'ou'nship's 
201 8- I 9 tax

rate of $2.287 pcr $100 of assesscd valuation. $0.418 per $100 is appropriated lbr local nrLrnicipal

Llses, 
-l'he 

local use (municipal) tax rrate may be utilized to delerminc the addecl local use tar

re\lentles to be derived fl"on thr; itdcle,J valuation (assessment) of the proposcd non-rcsidclttial

redevelopme nt.

Asse ssed

Valuation X
$ 100

$157 tt5 tc)O
9-:

s 100

Annual Tax Revcnucs
r\llocated'l'ax-Supported Costs
Net In-rpact

I-ocal Usc
fax Rate

s0.41 8

$(r,1.5 l0 fbr Fire District # I.
rol lback. paynteuts. estitnatecl

ArJclccl

I-ocal [.1sc
-fax 

Revcnuel

$657.660
i77 I t[]

1;80.330

$ 15.710 for Operr Space ancl $50.730
to ttu'rorrr.rt to $ l. I 130. I 05 ar(: not

X $65i'.660 "

Municip:rl Summ:rr)' - l'hc local use tax revenues which l'lainsbolo 1-orvnship rvoLrld har c

receir,'ed had the remaining non-residenlial developlltent becn conrpleted ancl occupied during 201 8

arc estintatcd to amourtt tcl $657.('60 and represent a 3.91 perce nt increase in the'folvnship's currcnl

(2018) Inur-ricipal tax revcnues c'1'$16.820.526. The anticipated tax revenLrcs resulting fl'onr thc

reulaining uou-residcntial dcvelolonlent are I . lrl tirnes the cstimatecl tax-supportccl costs of $577.i30

anclresult in an annualrel'enue surplus of $85.900. The anticipatecltax reveltltes ancltax-slrppol.tccl

costs ilrc set lorth below:

Local flse Tax-Supported Costs and Rcvenues
Beuruuur

' ' InclLrdes tax rert'enues of
l-ibrary. Nou-rccurring lrarrnlaud
irtcludecl in the arrnual revcnues.

)L
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SCHOOL SYSTEM TMPACT

The nuniber o1'public school students expected to be gcnerated by a ltew development

lirmishes the statistical basis lbr this element of the anticipated fiscal impact o1'thr. rcniaining rrorr-

residential developrnent, As previously discussed. educational scrvices lbr Plainsboro Towltship

students are provided by the West Windsor-Plainsboro Regional School District which firrnishcs

prirnary and secondary education fbr str;dents liom Plainsboro Township in grades K through l2.

The remaining O1iice/Research and Acadernic development on thc F-orrestal Campus located on the

east side of tl. S. Route 1 is entirell,n,cn-residential in nature and u,ill not directly iteneratc an)'

public school children or costs for the Fiegional School District.

School District Costs

During the 2018-19 schc,ol year, the West Windsor-Plainsboro Regional School District

arrticipates a total operating budget o1'$213,464.173. of u,hicl-r $161,896.285, or 75.8,+ percent. is

to be funded by property taxes revenues. Relative to thc 9.843 students currently ''on roll" in the

District's schools, these expenditures amount to $21.687 per str.rdent, rvith $16,448 per studenl

lirnded by local property tax revenues. l-he regior-ral schooldistrict's costs are allocateclon a uniclue

enrollment-based fonnula wherein the number of students fiom each of the rnember contmunitics

detertuines the allocation of the tax-supported costs to be raised through propcrtl'taxes w,ithin the

mentber commttnities. 'l-he most recent enrollrrent data indicates that Plainsboro students cornprisc

'i2.01 percent of the tolal enrollment and. thercfbre Plainsboro u'or-rld be allocatcd a cc,rresponding

proportion of the total school district costs to be supported by property tax revenlles. Undcr thc

cllrrellt lunding fbrmula. Plainsb,rro -['ou'nship 
rvould be allocatecl approxirnatel.v 42.01 perccnt o1'

the $161.896.285 o1'tax-sr-rpporr:ed sclrool district costs. or $68.012.629. Relative to thc.+.1j5

Plainsboro stttdents anticipatecl during thc 2018-19 school 1,ear. these tax-sllpportccl costs qoLrlcl

al-llolllllto $ 16.448 per studenl. l'he rernainitrs non-re sidcntial de vclopntent o1 t[e fiorrqsterl C'arr-r1tus

r,ill not directll,generate any students or costs fbr the School District.

Sfhoot nistrict neven

Although schooi re\/cnllc:; are recc-ived liom several sources. the reve nuc-s clerir,,ed as a result

ol'regional school district taxes rel-nain a major sollrce of all regiopal school district re1'enucs. 
-f5c
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revenlles recei\/ed fiom schooldistrict taxes are expected to account fbr 75.84 percent o1'all school

district revenues. whilc the remaining sources o1- school district rcvenues can be gcncralll'groLrpccl

into three categories: balancc. governmental aid and other revenLlcs.

School District Tax Rgvgltull - The remaining non-residential devcloprnent that is

pcrnitted, but not yct constructed u'ithin the east side of the Irorrestal Clampr,rs is expeclecl tcr

represent $157,335,390 of assessed valuation fbr Plainsboro Tou'nship and fbr the School District.

The application of Plainsboro Torvnship's current school district tax rate of $1.478 per $100 o1

valuation results in $2.325,420 in added school revenues fiom school district taxes ($157.33-5.390

x $1.478 / $100: $2.325.2120).

School District Summa{y - The school district propcrty tax revenLres that w,ould be expectecl

to be received fiom the cornpletion and occupancy o1'the remaining non-residential clevelopnrent

amount to $2.325,420 and. absent the gcneration of any public school children or costs, u'oulcl

represent a net surplus of $2.325,420 for school district purposes.

Alkrcated Costs and Added Revenues
BS4qAjAtlg East Sid e Non -Rcs idential Devclop ment
West Winrlsor-Plainsboro Regional School District

Annual 'fax Revenues
Al locatcd Tax-supported Costs
Net Impact

s2J25,420
$0
q? i1s 4?o

School District Impact - The construction and occupancl,of the remaining non-rcsidential

developnlent that is permitted lbt'1he Forrestal Campus on the east side of U. S. Route 1 rvould bc

expected to yield an annual revenlte surplus fbr school district purposes amounting to $2.325.420.

fhis surplus n'ould be suflcient to pay thc tax sr-rpported costs for 141 len,public school stuclelts

at the current tax-sttpported cost of $16.448 per str,rdent ($2.325,420 / $16.418: 141 students)or.

alternatir,ell'. to reduce Plainsbor,t's schooldistrict tax rate by approximratel,v 3.4 percent as a rcsull

of the increased school tax revenues rvith no increase in enrollnicnt.
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COUNTY SERVICES IMPACT

A broad raltge of services are lurnished by the County govcrnnterlt, its agencies. olllces ancl

clepartments. Thcse services, uhich are pror,'ided and available to all CoLrntv residents rvititout

l'cspect to municipality of residcnce. include the services of Counh Courts: Sheril'1's olllce: r,arioLrs

health. sal'etv and wcllare prograrns: rraintcnance o1-Coun11, roads: Cor-rnt1' educatior-r scrviccs:

Cor"rntl'parks: rccreational lacilities: ctc. The nature ol'the services providcd b1,'the Countv are such

that its services.lacilities and operations are generally of counly*,ide use ancl beneflt. and the cosls

thereol'are not allotte<l and cannot be segrcgated on a municipality-by-nrunicipalitl, basis. It is.

therctbre. dif llcult. to specilicalll, scparatc and deterntine the actual measLrrc of benellt. and thc costs

attendantthereto, that is reccivecl by Plainsboro Tou'nship from NIidc'llcscx Count\"s operations.
'l-he abseuce o1'a clirect cost/benellt relationship in the scrvices sLrpplied by thc Countr, clocs

not prcclude its anall'sis, but rathet'lbcuse s the correlations upon the actual malltcr in r,,rhich CoLuttr,

services are fr-rmishecl and llnanced. Although County serviccs iire prol,icled to the general public

and. thereforc. gettcrate costs as a liu-rction of popLrlation (pcr capita). these scrviccs arc no1 linanccrl

b1' tl-re population. bul thror-rgh thc assessment of a Countl' -fax upon propcrtv valualions. A

calculation of the estimated Countr costs and estimateci Countv revenlles rcsulting fl.ont tltc

cotrlplction and occllpttllct'o1'thc rentaitring non-rcsidential devclopntgtt u'i1hi6 the p,sp1iol 6l'thc

IrorrcstalCantptts that is located on thc east sidc of U. S. Route I in Plainsbclro'l'oyn,lship nrar also

be clcrivcd lionr this bifirrcated rclationship bctween allocateci costs and clircct revenucs.

Count]'Costs

Cottntv serr''ices are providecl prinrarill'. and in sonre instunccs erclusiycll,. fgr tfte bcpc{lt

o1-Cottnlr rcsidetrts u'ith ottlv a limited amoLlnt ol'sen'iccs rendcrecl to non-rcsic'lcntial propcrtics apcl

rlon-residetrt etrlplolees. Becaltsc thc vast ma.iorit1,ol'Midcllescx C'oult\''s seryices anclassociatccl

costs ilre lirrnishecl 10 itnd 1br thc bcnellt ol'Clounlr'rcsiclenls. on[1,a nonrinal ancl inclirecl

relationship exists relatil'c 1o t-tott-residcntial properties ancl the crnployecs thereol. Of t5c toral

Cotttltt'appropriatiolls. only those activities involved rvith gcneral govcrnment. public sal'ct),. pLrblic

ri'orks and jtrcliciar)' coLrld reasotrablv be pe rceivecl as provicling a scrvice/bepetjt to no.-residc'tial
propcrties and thcir ettrplovees. -fhesc 

t1'pes of Cour-rtv serviccs. ivhich arc proyidccl fbr the joi't
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benellt of residenls and non-r'esidcnls. accourrt Ibr approximatelr, 3g pcrcenl ol'the total C'ountr

cxpenditLrres while the renrainirrg 6l percent of Middlesex County's expenditures are lirrnishccl

ercIusively fbr the County's resic'lential popr-rlation.

Rcsidential Costs - Dr.rring 201 8. $33 I .1 millior"r o1'Middlcscx Countr,'s total tix-suppurtccl

expeltdilures o1'$389.!) nrillion r.r'ould be allocated to the Countl's rcsiclent populati,rlt. With an

estirnated year-ettd 2018 rcsider-rt population o1'849.610 persons. thc tax-sLrpportcil lcsiclcntial

expctlditures antottrtt to $390 fbr cach of the County's rcsiclents at this tirle. The rcntaining

Ofllce/Rcscarch attcl Acadcrlic dc\/elopment on the Princeton Forrcstal Centcr and Irorrestal CanrpLrs

in Plainsboro Ton'nship is entirclv non-residential in nature and rvould not dircct\, ,gencratc iur\

additional residents, or any resident-based Cor.rnty service costs. lirr Middlesex Cour-rl\,.

Non-Residential Costs - Althor.rgh the rrajority of thc ('ounty's tilx-suppol:ccl costs arc

provic'led fbr the benetlt of thc CoLtnty's rcsidents. a portior.r ol'the total tax-sLrpportecl aprpropriations

are attribtttable to non-resideutial properties. During 2018. approximatell, $46.7 nrillion o1'thc

Cotttrty's total tax-supported app,ropriations of $389.9 rnillion w,ould be allocated to thc Coultr's

corrrntercial and industrial propertie s 'nvith 313.700 cstintated emplovees. y'ielding a pon-resiclcllial

(colnmercial/industrial) cost f-actor of $ 125 per comnrercial/industrial cmplol'ce .

Applf ing this non-residential cost f-actor of $ 125 per entplovee to the 3.3 I 8 ner.l ertrplo) ees

gctleratccl bY the reulaining non-residelitial space within tl-re Forrcstal Can-rpLrs f ields a1allocatccl

Countv set'r'ice cost o1-$414.750 (3.318 x $125 : $414,750). Gircn the rragnirudc o1'Middlcscx

Cottutl opefatiolts and the nominal (0.89 perccnt) increasc ip t[c Coult\,'s priyatc scctor

emplol'ment base. it is unlikcly that Countl'costs u,ould incrcase ltroportiolatell'. To the coltriis.
it is probablc'that the rctnaining non-rcsidential c'levelopment coulcl substlnti2lly be accgl1nroclalccl

and serviced by existing countl, lacilities. cqr-ripment and pcrsonncl.

Count)'Revenues

l-he costs ol'the services and facilities providcd bv the Countv are flnancccl by a var.ictv ol'

reventre sources. One importallt revcttue source which accounts for 74.7 perccut o1'thc total CoLrnty

rcventlcs- and u'hich is directlv derived fiom the County's constitLrcnt mr-rnicipalitics. is geltcratccl
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through the imposition of the Count,v tax rate upon the real propcrtr, valuations in each nrunicipalitr

rvithin the County. In Plainsboro Township. the current Countl tax rate o1'S0.391 per $l(X) ol'

valuation. when applied to Plainsboro Township's current vzrluation o1'$4.562.254.1r10. resLrlts in

County tax revenlles of $ I 7.838.414.

Thc reuraining non-rcsid,,;nlial developrrent that is pcrntittcd rvithirr thc Irorrc.stal CantpLrs

ou the east sidc o1'U. S, Route 1. r'cpresenting $ I 57.335.390 of valLratic'rn fbr both the n-rur-ricipal ancl

Cottntl' tax rolls. u'oukl directly geuerate additional Countl' tax re\ cnlles of $61 5.1 80 at the cLrrrcnl

tax rate of $0.391 per $100 o1-r,aliuation. J'herefbre. the rentaining non-resiciential dcvelopnrent t'rn

the lrorrestal Campus would bc expected to generate sr-rlficient CoLrntl'1ax rcvenLres tl lirlll of'l-se1

the calculated allocation of County costs:

County Services Impact
RqUUtry_[!4st Sidc N on- Residential l)er,clopm en t

Adcled Countl, -fax 
Revenues

Allocated Tar:-Supported Costs
Net Impact

rf 6l 5.1 80

$;414.750

$200.430
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FISCAL IMPACT OVEII.VIT]'W

In the preceding scctions. the nature and nragnilude ol' tbe rcmaining non-residcntial

developuent pennittcd lbr thc portion o1'the Forrestal Cantpus on thc east sidc ol'LJ. Ij. Ror-rtc I in

l'lainsboro-fownship rclative to the existing community have been deflned and cluantitied. and thc

prospcctive ir-npact thereof upon the riarious scrvices furnished br,the rnunicip:Llity. school s\,steln

and County have been examined. 'l'he provision of a variet)'of sen'ices. ancl thc cc'rsts thcreol'as a

result of the remaining non-residential development u,crc subseqLrcntll' rellrrcd to illLrstratc thc

ovcralI impact through cost/revenuc'analysis.

The results of these analyses;. as set lbrth in l'able 10. indicate that the. rcnraining non-

residential dcvelopnteut containiug 1.463.tt48 scluare l.cct o1'OlliccrResearch and Acadenric spacc

rvoulcl. itl the present flscal structure generate annual tax revcnues totaling $3.598.260. nhilc thc

tax-sllpported costs allocated to this remair.rir-rg non-residential dcvelopment alnoLrnt to $992.0ti0

anclyieldanannual reveltucsurplusc,f$2.606.180.'fhisreveltllesurplusiscontprisedofasurplus

of $80.330 for tnunicitrlal operations. a surplus clf $2,325.4201br school distriict operations ancl a

surplus ol'$200.430 fbr Middlescx Countv.

Impact Summar]'

Thc estinrated ell'ects o1'the proposed non-rcsidential redcvclopmcnt. rihich rcsLrll in tar

revcllLles u'hich erceed the allocated tax-suppctrted costs lbr rnunicipal. schogl clistrict and C'9r-r1tr

opefatiolls. rcsults ll'orl dilferen,tes in thc estimated levels of cosl ancl rcvcnues allocateti to thc

proposcd redevclopnlettt. An exaniination of the relationships that exist b;tn.een popLrlatiol.

enrolllllent atld valuatioll n'ithin the Tou'nship and thc corresponcling flscal cltaractcristics ot'thc

proposcd redevcloptlle nt n'ill disclosc the underlving reason for thc e xistcnce ol'a revqrucs sr-rr.plLrs

r is-a-r is ta\-supported cosl.s.

Wl-rerr a given budget is itt balancc, thc nreasures of pe r capita ancl pcr pr,rpil valr.ri:Ltion cxprcss

the anrount of propertl' tax base sup,portive of cach service uscr' (resident. sluclent) in the local

nlunicipality. Thcse nleasllres can be used to indicate w,hether 9r pitt a ne\\,,der,'el,opnrcrrt uill
rrorrlralll generate surplus re\lenLtcs or cost dellcits. (ienerallv spcaking. i1-the per capitar a'cl pcr
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Summary of Added Tax Revenucs
And Allocated Tax-Supported Costs

Forrcstal Cam;rus Remaining Non-Residential Development
!n Plainsboro Torvnship

School

\lunicipal District CloLrnt)' Iqlq.l

Annual Revenues t$657.660rr $2.325.420 $615.1g0 1i3.598.260

Allocated Costs t$5zz.]j_Q $414.750 $_ 992.0U0

Net Intpacl :$ 80.330 $2.325.420 $200.430 :$2.606.1 r30

'--fhe anllttal rntrnicipal rcveltLlcs include nrLrnicipal Open Spacc. Library artd Fire Ilristrict ll I

tarcs' bttt exclttc'le tlolt-recttrrillg Fartttlattd roll-back pa)'llents. cstirnatetl to antognt to $ I . I 80.01 5 arrd
the aflbldable ltottsirtg t'ecs applicatrlc to the O/R developrnent. estirnatecl to an.rc'rurrt lo $3.933.3[.i0.
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stlldent r''aluations alier tlie ncn'clevelopnrent are gfeater than thosc rvhiclt cxisl in tl-re rnuni,:ipalit),.

the n a sttrplus situatiot-t rvould be anticipated b1,'such developntent. 'l'ltis indicator holds trLrc in liscal

sitr-rations where property tax rervenLres contribr.rte the ma.ior portion of totail re\:cltLles. As thc

importance of propertl' tax revenues diminishes. the reliabilitl.ol.this indir:ator aLso dcclirrcs.

Conversell'. when a ltew developtnent is for-rnd to contain per capita and pel pLrpil valr-ralions bclou

that uhich are lbttnd in the munioipality prior to the introduction ol'such new clevelopnrent. thcn a

deflcit situation will usualll, result.

A revier,v of the per capita raltd per pr-rpil valr-rations gcnerated bclbre and afier the contplclion

ofthc rcrnainitlg Princcton Forrestttl Centcr and lrorrestal Canrpus r-ron-rcsiderrtial de','elopllcltt l,ielcls

couparisorts that u'ould anticipate thc fbrecasted results. During 201 u. thc 
-l'orl'nship's 

tctal ;Lsscsscci

valltatiot.t of $4.562.254.100 arnourrtrs to $193.234 per person ancl ti1.l03.32ri pcr studenr. 'l'hc

cot]lplelion of the remaining Forreslal Campus clevclopntcnt, uith an eslintateci valuation rtl'

$ 1 57,335.390. rvould result in an incrcase in total 'r'aluatior.r 1o $;1.71 9.589,.+90 . With the rclnainins

Irorrestal Campr"rs developnrent. the l'ownship's pcr capita valuation u'ould increerse br'$(r.(16.1 pcr

capita. to $ 199"898.'uvhile per stllcl,lnt'n'allration nould increase b1,'$311.050 pcr str-rdcnt to $ I .1 11.376:

Ratable B:rse and Per Canita Comnarisons

Total Valuation
Estimatcd Populatiotr
Public School Children

Per Capiter Valr-ration
Per Student Valuation

Plainsboro

_['ounship

$4.:t62.,25.+.10i)
23.610

4.1 35

$ r 93.234

$ r . r03.326

Rer-nainir-rg

Clarnpr.rs

I)el'elopmcnt

s 1 s7.335.390
0

0

llornbined

$,1.71 9.5U9."+90

:13.61 0

4.I i.t

$ I !)9.89,u

$1.1211.376

The completion of the retnaining Oflice/Research ar.rd Academic clevclopmept that is

perrllittccl fbrtlle Forrestal Camptrs on the east side of LJ. S. Roule I u'oulcl increasc t5e'l'o11s5ip's

ralable base bl $157.3 rnillion as indicalcd in thc preceding comparison. r,r,ith po increasr: irr t5c
'l'ou'nship's rcsident popr_rlalion or scliool ertrollrnent.
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The lbregoirtg analysis has ciemonstrated that. i1'thc rer-naining lrorrestal C'arnpus

dcvelopt'uent had been in cxistence during 2018. the irnnual tax rcvcnucs expectcd to irc gcneratccl

b1'thc adclitional Oflce/Research and Academic developnrent u,ould havc o1'lset the allocatecl 1ar-

sLrpporlcd costs and rcsulted in an overall revenue surplus of $2.606.180. l-he c:xisting cosl

aiiocations 1br rtrunicipal operation provide one possible distributiun ol' thc estiluatecl overall costs.

br"rt it is thc overall cost estimate. and not the specific distribLrtion of this cost. that is the ntost

reliablc prodttct of this analysis. 'l'l-re actual and flnal deten-r.rination o1'speci{lc services. ecluipnrent.

anci tnanpor,ver needs most appropriately rcsts n'ith thc various rtrLrnicipal an<i schoc,l ar.rthoritics

responsible fbr the provisiou of these services. Similarly, thc allocation and/or rcallocalion ol'ncu lr

realizcd re\/elllle sources sl-rould nccessarill,be rescr.n'ed lbr this charged u,ith the responsibilitv ol-

managing these fiscal resoltrces.
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Forrestal Campus 

General Development Plan 

Timing Schedule 

 

Consistent with the 1999 GDP Approval, the applicant requests approval of a timing schedule 
allowing for completion of all sections of the planned development by the end of the term of 
the GDP Approval with no requirement for earlier completion dates or specific phasing of 
development.  Economic and market conditions are such that is it not feasible to make any 
practical prediction with respect to either the sequence or the timetable for the development 
of the remainder of Forrestal Campus or the other undeveloped land along College Road East 
and Research Way. 

In accordance with Section 85-70.9(c), the Developer may apply for preliminary approval after 
the initial 5-year period of the GDP term. 
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2019 DEVELOPER’S AGREEMENT 

Princeton Forrestal Campus 

THIS AGREEMENT dated the _________ day of ______, 2019 between: 

THE TOWNSHIP OF PLAINSBORO, in Middlesex County, a Municipal Corporation of the 
State of New Jersey, with offices located at 641 Plainsboro Road, Plainsboro, New Jersey 08536 
(hereinafter referred to as “Township”); 

And 

THE TRUSTEES OF PRINCETON UNIVERSITY, a New Jersey Corporation, with offices 
located at 1 Nassau Hall, Princeton, New Jersey 08540 (hereinafter referred to as “University”). 

For the Project known as: 

FORRESTAL CAMPUS GENERAL DEVELOPMENT PLAN 

RECITALS 

WHEREAS, on May 27, 1975, the Planning Board granted to Princeton University and others 
what was then known as ‘‘tentative approval” (and which is now known as general development 
plan approval) for a “Planned Multi-Use Development” (“PMUD”) of a site then consisting of 
approximately 1,600 acres of land of Princeton Forrestal Center, which tentative approval was 
granted pursuant to the then existing PMUD Multi-Use Development Ordinance (“PMUD 
Ordinance”) which was enacted by the Township pursuant to the former Municipal Planned Unit 
Development Act (1967) (former N.J.S.A. 40:55D-54 et seq.) and extended until December 31, 
1999; and 

WHEREAS, the University and the Township entered into the Princeton Forrestal Center 
Agreement dated December 21, 1994 (the “1994 Agreement”) which was subsequently amended 
by the Amendment to Princeton Forrestal Center (“PFC”) Agreement dated May 11, 1999 (the 
“1999 Amendment”)(together, the “Developer’s Agreement”) and a Developer’s Agreement 
dated April 13, 2016 for Intersection Improvements at College Road West Seminary Drive and 
Nursery Road, which was amended by the Amended Developer’s Agreement, dated February 14, 
2018 (together the “Intersection Developer’s Agreement”); and 

WHEREAS, the University and the Township entered into the 1999 Traffic Agreement dated 
December 8, 1999 (the “1999 Traffic Agreement”) which was subsequently amended by the First 
Amendment to Princeton Forrestal Center Traffic Agreement dated January 2, 2002 (the “2002 
Traffic Agreement Amendment”)(together the “Traffic Agreement”).  The Traffic Agreement 
remains binding, in full force and effect; and 
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WHEREAS, by Resolution Number P99-12, the Plainsboro Planning Board granted General 
Development Plan (“GDP”) Approval to the University for the undeveloped sites in PFC owned 
by the University (the “1999 GDP”).  Subsequently, two (2) amendments were granted by: (i) 
Resolution P01-11, dated October 15, 2001; and (ii) Resolution P01-16, dated March 18, 2002, 
as well as a Variation granted by Resolution P16-08, dated July 18, 2016 (together the “GDP 
Approval”).  The Development Plan, as amended, granted the University a vesting of zoning 
rights for a period of 20 years, including use and density standards within the zoning standards 
set forth in the PMUD Zone; and 

WHEREAS, most of the GDP Approval sites have been approved and built, including the Hotel 
Site, a residential component in the Princeton Nurseries, offices at 750 College Road East, and 
offices at the South Campus.  The other remaining undeveloped or partially developed tracts 
owned by the University, including the Princeton Nurseries, Princeton Forrestal Campus and 
three (3) undeveloped lots along College Road East and Research Way, have the following 
vested development rights under the PMUD Ordinance and 1999 GDP Approval: 

a. Princeton Nurseries.  Up to 2,000,000 square feet of nonresidential uses, of which 
100,000 square feet may be commercial with the balance devoted to office/research uses.  By 
agreement, the combined maximum development between Plainsboro and South Brunswick 
Township is limited to 2,900,000 square feet.  These vested development rights and limitations 
within Plainsboro Township expire upon the termination of the GDP Approval in August of 
2019. 

b. Forrestal Campus.  3,016,530 square feet of mixed office/research and 
educational research can occur in Forrestal Campus (the “Forrestal Campus”). It is determined 
from 277 developable acres @ .25 Floor Area Ratio (“FAR”) = 3,016,530 sq. ft.  By virtue of 
current land use allocation rules, the educational research (“E/R”) component must be no more 
than 1,927,530 square feet and no less than 1,150,815 square feet, leaving no less than 1,089,000 
square feet and no more than 1,865,715 square feet respectively, of O/R development remaining.  
The balance of the undeveloped and unallocated Forrestal Campus has remaining vested rights 
by virtue of the GDP for 1,361,767 square feet plus 102,081 square feet of undeveloped and/or 
unallocated space from the College Road Lots (defined below), all as provided for in the 1999 
GDP (and subsequent amendments) and the “1999 Traffic Agreement” as amended, by 
agreement, in 2002. 

c. Undeveloped Lots Along College Road East and Research Way.  Undeveloped 
lots along College Road East and Research Way equal a total of 25.14 +/- acres.  These lots 
could be developed for the allowable O/R uses under the GDP Approval within the required 
overall 0.25 FAR within the PMUD Ordinance zoning district east of U.S. Route 1; or, the FAR 
attributable to this acreage can be allocated to the Forrestal Campus in accordance with the GDP 
Approval so long as the 0.25 FAR overall average is maintained east of U.S. Route 1. 

WHEREAS, the GDP Approval will expire on August 15, 2019; and 

WHEREAS, the Township and the University seek to continue the development structure and 
regulations embodied in the PMUD Ordinance and the prior GDP Approval, and, accordingly, 
the University applied for a new General Development Plan approval for the undeveloped lands 
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and remaining Floor Area in the Forrestal Campus and the College Road Lots (together, the 
“Forrestal Campus GDP”), as specified in Exhibit A, annexed hereto; and 

WHEREAS, the Planning Board granted Forrestal Campus GDP Approval by Resolution dated 
September __, 2019, which is intended to and does confirm and continue the PMUD regulations, 
the allocation of permitted uses to designated areas within the PMUD and the long standing 
framework to maintain a 0.25 FAR average within the PMUD District in the land areas east of 
Route 1. 

WHEREAS, the Princeton Nurseries is the subject of a separate General Development Plan 
application and will be governed by a separate Developer’s Agreement between the University 
and the Township; and 

WHEREAS, the Township and the University wish to ensure that any requirements from the 
Developer’s Agreement and the Traffic Agreement that are to remain in effect are incorporated 
into this Developer’s Agreement.  

NOW, THEREFORE, the parties hereto agree as follows: 

1.  GDP Allocation of Uses.  Land use allocations (allowable uses) have been specified and 
included in the Forrestal Campus GDP General Land Use Plan and will not be changed absent 
request from the University and approval of the Township Planning Board (either by amendment 
or variation as applicable).  The University shall not modify the approved minimum ratios of the 
mix of uses or the designated areas of allowed uses thereof, minimum and/or maximum densities 
and/or bulk standards of the PMUD Ordinance and the 2019 Forrestal Campus GDP Approval, 
including, for example, O/R and E/R ratios and open space requirements without the approval of 
the Township Planning Board.  Properties within the Forrestal Campus GDP area shall be 
developed in accordance with the Forrestal Campus GDP Approval, unless otherwise permitted 
by the Township. 

2.  Density.  Applying the previously approved Princeton Forrestal Center FAR permitting an 
average density of 0.25 east of Route 1 for office/research (“O/R”) lands and educational/ 
research (“E/R”) lands to the 277 (excluding the Nurseries) total developable acres in Forrestal 
Campus plus the available FAR from the undeveloped lots and unallocated floor area along 
College Road East and Research way yields a total of 3,118,611 square feet of floor area east of 
Route 1..  The Forrestal Campus GDP Approval approved the same average floor area 
calculation and allocation of land uses that previously received approval in the current 1999 GDP 
Approval.  The square footage of the Forrestal Campus GDP may be distributed among various 
sites within both the Forrestal Campus and the larger Princeton Forrestal Center on the east side 
of U.S. Route 1.  Consistent with the prior 1999 GDP Approval, the University was granted the 
right to transfer the 102,081 square feet of unallocated FAR from the other undeveloped O/R 
lands along College Road East and Research Way into the Forrestal Campus to be developed as 
part of the O/R component if it elects to do so, while maintaining the overall  average 0.25 FAR 
within the PMUD District east of Route 1.  The Forrestal Campus GDP Approval continues and 
confirms the existing provisions of the 1999 GDP average FAR of 0.25 for the O/R component, 
considered as a whole, and for the E/R component, considered as a whole, of Princeton Forrestal 
Center east of U.S. Route 1.  Where feasible, the University agrees to maintain the current levels 
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of PMUD bulk standards including the allowable areas for the permitted uses set forth in the 
1999 GDP Land Use Plan, the residential/nonresidential ratios, the open space ratios and overall 
average 0.25 FAR for O/R and E/R uses east of U.S. Route 1 through the existing University 
Declaration of Covenants and Restrictions imposed upon Princeton Forrestal Center parcels. 

3.  Prior Agreements Merged.  A.  All prior Developer’s Agreements  regarding Princeton 
Forrestal Center  shall be replaced and supplanted by this Agreement such that, going forward, 
only this Agreement and the 1999 Traffic Agreement, as amended  shall control; provided that a 
separate Princeton Nurseries Developer’s Agreement shall control as to the Princeton Nurseries 
development. 

B.  The University has constructed or caused to be constructed most of the roadway 
improvements identified in the GDP Approval and the prior Traffic Agreements intended to 
satisfy the demands anticipated from full build-out of Princeton Forrestal Center, including the 
U.S. Route 1 overpass along with College Road East and West and adjacent intersections.  The 
Parties have identified the following obligations that have not yet been met: 

i. Campus Road Connector. 
ii. Merrill Lynch Western Driveway #1. 
iii. Merrill Lynch Driveway #2. 
iv. Scudders Mill Road Free Flow Right Turn Lane to College Road East 

Northbound. 
v. College Road East and Research Way. 

The following obligations have been allocated to and shall be the exclusive obligation of the 
Forrestal Campus GDP: 

(i) Campus Road Connector. 

Since the last Traffic Agreement, it has been confirmed that Route 92 will not be 
constructed.  Route 92 was one of the significant considerations in the decision to 
require the Campus Road Connector.  The University shall undertake a study to 
evaluate the impact of the Forrestal Campus GDP on circulation and the relative 
benefits of the Campus Road Connector as compared to other potential road 
and/or intersection improvements within Princeton Forrestal Center for 
consideration by the Township. If the Township concludes that the Campus Road 
Connector is necessary, the University agrees to commence construction of the 
Campus Road Connector as soon as feasible after new development in the 
Forrestal Campus generates 1,300 trips or more in either the a.m. or p.m. peak 
hour or upon issuance of the building permit for the fifth office building on the 
North Campus, whichever event first occurs; provided, however, Princeton 
University’s obligation to construct the Campus Road Connector is contingent 
upon and subject to the receipt of all necessary approvals and permits from 
governmental authorities having jurisdiction over this particular improvement.  

Campus Road, including the Campus Road Connector, is intended to be a public 
road once the roadway extension to College Road East shall be made.  Princeton 



96118897.15 
 

 

 5  
 

University shall be responsible for preparing the necessary applications and plans 
for the approvals and permits for the Campus Road Connector; however, the 
application shall be made by the Township, since Campus Road is intended to be 
a public road.  Princeton University shall fully cooperate in the application 
process by providing necessary staff and consulting professionals, attending 
meetings and hearings, and by revising and supplementing plans as the Township 
may reasonably require in order to comply with and obtain the necessary 
approvals and permits.  Princeton University and the Township shall make all 
reasonable efforts to obtain all necessary permits and approvals for the Campus 
Road Connector in time to commence construction by the above-scheduled date. 

In connection with the construction of the Campus Road Connector, Princeton 
University will install trailblazers on Route 1, contingent upon and subject to the 
receipt of all necessary permits and approvals from governmental authorities 
having jurisdiction over such signage, directing Route 1 southbound traffic 
destined for Forrestal Campus to College Road East and northbound Route 1 
traffic destined for Forrestal Campus to the relocated site entrance north of Sayre 
Drive provided for in the Sayre Drive Traffic Plan.  

It shall be the responsibility of Princeton University, or a successor developer of 
the Forrestal Campus GDP (“Developer”), to construct or cause the construction 
of the Campus Road Connector, at its own cost and expense, subject to 
reimbursement as hereinafter provided.  In consideration thereof and as a means 
of providing reimbursement to Princeton University, the Plainsboro Township 
Planning Board shall adopt an amendment to the Circulation Plan Element of the 
Plainsboro Township Master Plan and Plainsboro Township shall adopt an 
amendment to its Land Use Ordinances pursuant to N.J.S.A. 40:55D-42 or other 
applicable legislation to require all property owners, other than owners of the 
Princeton Forrestal Center Property as defined in the 1999 Traffic Agreement, 
who benefit from the Campus Road Connector to pay their pro rata share of the 
cost thereof, or in lieu thereof, the Plainsboro Township Planning Board and 
Plainsboro Township shall enter into agreements with the benefitted property 
owners, requiring them to pay their respective pro rata share of the cost of such 
Campus Road Connector, provided, however, nothing herein shall be construed to 
require Plainsboro Township to contribute public funds as a local share toward the 
cost of the construction of the Campus Road Connector.  In the event the 
benefitted property owners themselves do not determine their respective pro rata 
share contributions, then the Plainsboro Township Planning Board shall 
reasonably determine the respective pro rata share contributions of all parties 
benefitted by the proposed Campus Road Connector, and Princeton University 
shall prepare and submit to the Board a traffic study to assist the Board in its 
determination. 

Princeton University shall dedicate to the Township any land owned by it 
necessary for the chosen alignment.  The Township agrees to accept the 
dedication of Campus Road, including the Campus Road Connector, as a public 
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road upon completion of its construction in accordance with the approved plans 
therefor. 

Princeton University shall undertake a traffic study to evaluate the relative need 
and benefits of the Campus Road Connector as compared to alternative road and 
intersection improvements.  If the Township determines that the Campus Road 
Connector is not necessary to meet the circulation needs of Princeton Forrestal 
Center, the University and the Township shall develop a plan for alternative road 
and intersection improvements of similar cost that would provide better benefits 
to the circulation requirements for Princeton Forrestal Center.  These alternative 
improvements will be confirmed in an amendment to this Developer’s 
Agreement. 

(ii) Merrill Lynch Western Driveway #1. 

A new westbound right-turn deceleration lane has been constructed and the 
existing eastbound left-turn stacking lane has been lengthened in connection with 
the first building (containing approximately 200,000 square feet of office space) 
of the development by Bristol-Myers Squibb (hereinafter referred to as “BMS”), 
which development was approved by the Plainsboro Township Planning Board 
by Resolution adopted on April 1, 1991 (hereinafter called “BMS 
Development”).  A traffic signal shall be installed at some point in the future.  
After generally accepted NJDOT warrants for signalization are met, an 
appropriate official of Plainsboro Township, as designated by the Plainsboro 
Township Committee, shall reasonably determine when such signal shall be 
installed, based on traffic and safety considerations.   

(iii) Merrill Lynch Driveway #2. 

It is not anticipated that a traffic signal will be warranted at this intersection, 
given the projected level of traffic from all phases of the Merrill Lynch 
Corporate Campus, and inasmuch as there will be no permanent access at this 
location for the BMS Development.  However, if generally accepted NJDOT 
warrants for signalization are met in the future, an appropriate official of 
Plainsboro Township, as designated by the Plainsboro Township Committee, 
shall reasonably determine when such signal shall be installed, based on traffic 
and safety considerations.  

Upon completion of the entire BMS Development, the existing eastbound left-
turn stacking lane in the median of Scudders Mill Road shall be eliminated 
through median reconstruction. 

(iv) Scudders Mill Road Free Flow Right Turn Lane. 

A westbound free flow right turn lane to northbound College Road East shall be 
constructed, and the stacking lane for the left-hand turn to College Road East 
from eastbound Scudders Mill Road shall be increased, by the time of 
__________________________. 
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The following item has been allocated to the Princeton Nurseries GDP and shall be the exclusive 
obligation of the Princeton Nurseries GDP pursuant to a separate Developers’ Agreement for that 
project: 

(v) College Road East and Research Way. 

The University shall submit a Traffic Signal Warrant Analysis for this 
intersection upon the earlier of (1) application for a building permit for new 
office space of 50,000 square feet or more for any property along College Road 
East; (2) submission of the first preliminary site plan application for 
nonresidential development in Princeton Nurseries; or (3) construction of the 
extension of Campus Road to College Road East opposite Research Way, which 
Analysis shall be reviewed by the Plainsboro Township Engineer in a timely 
manner.  If generally accepted NJDOT warrants for signalization are met, a 
traffic signal shall be installed at this intersection within six (6) months of the 
date on which Plainsboro Township requests in writing that such traffic signal be 
installed.  If the warrants are not met at that time, then a traffic signal shall be 
installed at this intersection within six (6) months of the date on which generally 
accepted NJDOT warrants for signalization are met.  

The Developer’s obligation to construct  the  improvements, or, as the case may be, pay it’s pro 
rata fair share of the costs thereof,  set forth in this Paragraph 3 are contingent upon and subject 
to the receipt of all applicable permits, warrants, approvals, and/or licenses from governmental 
authorities having jurisdiction over the particular improvements as may be as may be required to 
undertake the improvements and an agreement by the appropriate governmental authority to 
accept the particular improvement.  The timing of the construction of any such improvement 
shall be adjusted to take into account any delay in the receipt of such approvals or permits or in 
the execution of such agreements.  

4.  Affordable Housing.  The Developer of nonresidential development and mixed-use buildings 
shall pay the nonresidential affordable housing fee as applicable and as required by state law. 

5.  Site Plans Required.  Individual projects within the Forrestal Campus GDP will require site 
plan approvals with review of the actual site (but excluding offsite considerations) for traffic, 
drainage and open space which are addressed in the Forrestal Campus GDP and this 2019 
Developer’s Agreement.  The offsite impacts of such individual projects have been included in 
the PFC project-wide infrastructure previously constructed under the GDP Approval or to be 
constructed pursuant to the Forrestal Campus GDP Approval, including, for example, the U.S. 
Route 1 Overpass and nearby intersections; regional storm water drainage and detention basins; 
and common open space areas.  The Township may require individual developer’s agreements 
for individual projects for requirements specific to the individual project and site, other than the 
off site impacts described in this paragraph.  

6.  Land Use Allocations and Phasing.  (i) Land use allocations (allowable uses) are specified 
and included in the Forrestal Campus GDP General Land Use Plan and will not be changed 
absent request from the University and approval of the Township Planning Board (either by 
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amendment or variation as applicable).  Exhibit B, annexed hereto, sets out the approved 
allocation of uses 

(ii)  Consistent with the 1999 GDP Approval, the applicant requests approval of a timing 
schedule allowing for completion of all sections of the planned development by the end of the 
term of the GDP Approval with no requirement for earlier completion dates or specific phasing 
of development.  Economic and market conditions are such that is it not feasible to make any 
useful prediction with respect to either the sequence or the timetable for the development of the 
remainder of Forrestal Campus or the other undeveloped land along College Road East and 
Research Way. 

In accordance with Section 85-70.9(c), the Developer may apply for preliminary approval after 
the initial 5-year period of the GDP term. 

7.  Notices.  All notices hereunder shall be in writing given by personal delivery or by certified 
mail, return receipt requested postage prepaid addressed as follows: 

(1) As to the University, addressed to: 

Curt Emmich, General Manager 
Princeton Forrestal Center 
105 College Road East 
Princeton, New Jersey 08542 
 
With a copy to: 
Kristin Muenzen, Esq. 
Office of the General Counsel 
New South Building, Fourth Floor 
Princeton, New Jersey 08544 
 
With a copy to: 
Richard Goldman, Esq. 
Drinker, Biddle & Reath, LLP 
105 College Road East, Suite 300 
Princeton, New Jersey 08542 

(2) As to the Township, addressed to: 

Township Clerk: 
Carol Torres  
Municipal Building 
641 Plainsboro Road Plainsboro, 
New Jersey 08536 

Township Attorney: 
Michael W. Herbert, Esq. 
Herbert, VanNess, Cayci & Goodell 
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3131 Princeton Pike, Bldg. 4, Suite 114 
Lawrenceville, NJ  08648 

Township Planning Board Attorney: 
Trishka W. Cecil, Esq. 
Mason, Griffin & Pierson, P.C. 
101 Poor Farm Road 
Princeton, New Jersey 08540 

With a copy to: 

Township Director of Planning & Zoning: 
Lester Varga, AICP/PP 
Township of Plainsboro 
641 Plainsboro Road 
Plainsboro, New Jersey 08534 

Township Planning Board Engineer: 
Louis Ploskonka, PE,  
CME Associates 
3141 Bordentown Avenue  
Parlin, New Jersey 08859 

Or such other addresses and to the attention of such persons may be designated from time 
to time. 

8.  Notice of Non-Compliance. 

i.  Township shall issue a Notice of Non-Compliance upon any violation of this 
Agreement, which Notice shall specify the nature of the violation and the action required to 
eliminate said violation.  

ii.  Weather permitting, Developer agrees to eliminate any violation within seven (7) days 
of receipt of this Notice, or, such longer period as is reasonably required to eliminate such 
violation.  If corrective measures to abate such violation are not taken within this time period, or 
within such time period as may be determined reasonable by the Township Planning Board 
Engineer’s office, Developer may be subject to receipt of a Stop Work Order. 

9.  Remedies. 

i.  Township shall issue a Stop Work Order for all or a portion of the construction 
activities associated with this Project if Developer does not timely cure the violation set forth in 
the Notice of Non-Compliance. Developer agrees not to resume any construction activity on the 
Project, until written notice to proceed is received from an official Township representative. 
Developer may perform any construction activity necessary to cure any noticed violation. 
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ii.  The parties also acknowledge that any dispute or breach of the terms of this 
Agreement may be resolved in the Superior Court, Chancery Division, Middlesex County. The 
parties submit to the jurisdiction of said Court and agree that any aggrieved party shall, in 
addition to all other available remedies, be entitled to injunctive relief on short notice. The 
parties also waive any right for a jury trial. In addition, the parties specifically agree that the 
Township does not waive and specifically reserves its right to file any appropriate Complaints in 
the Municipal Court of Township in order to enforce its ordinance and the compliance thereof by 
Developer, its agents, contractors, subcontractors, or employees. 

10.  Noise.  All noise generated by construction activities shall comply with applicable 
ordinances of Township and/or the rules and prevailing policies of the New Jersey Department of 
Environmental Protection. 

11.  Site Access.  Township, its official representatives, consultants, authorized employees and 
agents, shall be given free access to observe construction of the improvements and all roads, 
sanitary sewers, water mains, storm sewers, buildings, landscaping, and appurtenances as shown 
on the approved plans or as required by Township ordinances. 

12.  Entire Agreement.  This Agreement sets forth all of the promises, agreements, conditions 
and understandings between the parties hereto relative to the subject matter thereof. Except as 
herein otherwise specifically provided, no subsequent alterations, amendments, changes or 
additions to this Agreement shall be binding upon either party unless reduced to writing and 
signed by each party. 

13.  No Waivers.  Nothing herein shall be construed as a waiver by Township of the requirement 
s of the ordinances of Township, or any requirements or conditions of any memorializing 
resolution of the Planning Board relative to this Project, unless such waiver is specifically stated. 

14.  Successors and Assigns Bound.  The University may assign this Agreement and the 
obligations herein, in whole or in part, to a Developer, which such assignment shall be in writing 
and specify the obligations assumed by such Developer.  Upon acceptance and execution of such 
assignment by the Developer, the University shall notify the Township of the assignment 
providing the name and contact information of the assignee/Developer, whereupon the 
University shall be relieved of any and all of the Agreement or portion thereof and the 
obligations assigned to the Developer.  The terms, covenants and conditions herein contained 
shall be for and shall inure to the benefit of and shall be binding upon the respective parties 
hereto and their successors and assigns. 

15.  Governing Law.  This Agreement shall be construed according to the laws of the State of 
New Jersey.  

16.  Term of Agreement.  This Agreement shall be effective upon the date of the Forrestal 
Campus GDP Approval (and expiration of any appeal period or appeals) and shall continue in 
full force and effect until the earlier of:  (i) Forrestal Campus has been fully developed pursuant 
to the Forrestal Campus GDP Approval and any future amendments or approvals granted 
pursuant thereto; or (ii) the expiration of the Forrestal Campus GDP Approval. 
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17.  Cooperation.  The Township and the Township Planning Board agree to cooperate with the 
applicable owner or Developer with respect to any applications to other governmental agencies 
in order to implement the development of the lands referred to in this Agreement.  In addition, 
the parties hereto agree to cooperate with each other to uphold the validity and enforceability of 
this Agreement.  This means that all parties will defend any action instituted by a third party or 
governmental entity or official that challenges the validity or enforceability of any provision of 
this Agreement.  By execution of this Agreement, each party acknowledges its validity and 
enforceability and agrees to take no action which would directly or indirectly challenge or 
otherwise call in question its validity or enforceability. 

IN WITNESS WHEREOF, the parties have caused this Agreement to be duly executed as of the 
day and year first written above. 

 

 

ATTEST:    THE TRUSTEES OF PRINCETON UNIVERSITY 

By: _______________  By:------------------------------------------------------------ 

      

 

ATTEST:    THE TOWNSHIP OF PLAINSBORO 

----------------------------  By:------------------------------------------------------------ 

  



96118897.15 
 

 

 12  
 

EXHIBIT A 

List of properties included in Forrestal Campus GDP 

 

Block, Lot, Address, and Year Acquired 
Block Lot Address Year 

Acquired 
Date filed 

with 
County 

Recorder 
701 5 College Road East 10/15/76 10/21/76 
701 18 801 Campus Road 3/30/51 4/3/51 
701 19 601 Campus Road 3/30/51 4/3/51 
701 20 701 Campus Road 3/30/51 4/3/51 
701 22 901 Campus Road 3/30/51 4/3/51 
701 23 1201 Campus Road; 100 Stellarator Road 3/30/51 4/3/51 
701 24 Campus Road 3/30/51 4/3/51 
701 25 1200 Campus Road 3/30/51 4/3/51 
701 27 1000 Campus Road 3/30/51 4/3/51 
701 28 U.S. Route 1 3/30/51 4/3/51 
701 29 100-200 Forrestal Road; 151-801 Forrestal Road 3/30/51 4/3/51 
701 32.02 Forrestal Road South 3/30/51 4/3/51 
701 32.04 Campus Road 3/30/51 4/3/51 
701 33.04 Scudders Mill Road 3/30/51 4/3/51 
701 33.05 Forrestal Road South (rear) 3/30/51 4/3/51 
701 33.06 1 Forrestal Road South 3/30/51 4/3/51 
702 13 Research Way 10/15/76 10/21/76 
702 14 Research Way 10/15/76 10/21/76 
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EXHIBIT B 

Permitted Uses Table 

[attached] 

 

 

 

 

 



The Trustees of Princeton University 
Princeton Forrestal Center 
c/o Picus Associates, Inc.
Drinker Biddle & Reath, LLP
Clarke Caton Hintz
Van Note-Harvey Associates, Inc.
BFJ Planning
Richard Reading & Associates

Applicant
Project Manager   

Attorney
Planners

Civil Engineers
Traffic Consultants

Fiscal Impact Planner

Attachment 8: Application forms and 
related documents

July 17, 2019

F O R R E S TA L  C A M P U S
G E N E R A L  D E V E L O P M E N T  P L A N







 

Forrestal Campus GDP 

Application Form 1 Supplement 

 

Block, Lot, Address, and Year Acquired 

Block Lot Address 
Year 

Acquired 

Date filed 
with 

County 
Recorder 

701 5 College Road East 10/15/76 10/21/76 
701 18 801 Campus Road 3/30/51 4/3/51 
701 19 601 Campus Road 3/30/51 4/3/51 
701 20 701 Campus Road 3/30/51 4/3/51 
701 22 901 Campus Road 3/30/51 4/3/51 
701 23 1201 Campus Road; 100 Stellarator Road 3/30/51 4/3/51 
701 24 Campus Road 3/30/51 4/3/51 
701 25 1200 Campus Road 3/30/51 4/3/51 
701 27 1000 Campus Road 3/30/51 4/3/51 
701 28 U.S. Route 1 3/30/51 4/3/51 
701 29 100-200 Forrestal Road; 151-801 Forrestal Road 3/30/51 4/3/51 
701 32.02 Forrestal Road South 3/30/51 4/3/51 
701 32.04 Campus Road 3/30/51 4/3/51 
701 33.04 Scudders Mill Road 3/30/51 4/3/51 
701 33.05 Forrestal Road South (rear) 3/30/51 4/3/51 
701 33.06 1 Forrestal Road South 3/30/51 4/3/51 
702 13 Research Way 10/15/76 10/21/76 
702 14 Research Way 10/15/76 10/21/76 

 

Floor Area of All Structures 

The Forrestal Campus, pursuant to the 1999 GDP Approval, is permitted a maximum yield 
of 3,016,530 square feet.  The other remaining lands east of U.S. Route 1 (College 
Road/Scudders Mill Road), pursuant to the 1999 GDP Approval, is permitted a maximum 
yield of 6,344,514 square feet.  Subsequently, the Township incorporated Block 702, Lot 11.01 
into the PMUD Zone District, which added an additional 153,786 square feet to the maximum 
permitted yield, resulting in a maximum yield of 6,498,390 square feet.   

As part of this GDP application, the applicant seeks GDP approval to maintain the 3,016,530 
square foot development yield for the Forrestal Campus and the 6,498,390 square foot 
development yield for the other remaining lands east of U.S. Route 1 (College Road/Scudders 
Mill Road).  The following table summarizes the permitted maximum development yield, the 
built square footage, and the remaining unbuilt square footage: 

 



 

Princeton Forrestal Center east of U.S. Route 1 
 Maximum Yield Built Remaining 
James Forrestal Campus 3,016,530 sf 1,338,213 sf 1,678,317 sf 
College Road East / Scudders Mill Road 6,498,390 sf 4,542,127 sf 1,956,263 sf 
Total 9,514,920 sf 5,880,340 sf 3,634,580 sf 

   

List of Plans 

 PMUD Zone District and Princeton Forrestal Center Plan, dated July 17, 2019, 
prepared by Van Note-Harvey Associates, Inc., 103 College Road East, 3rd Floor, 
Princeton, NJ 08540. 
 

 Areas included within the 1999 PFC GDP Land Use Plan and the 2019 Forrestal 
Campus GDP, dated July 17, 2019, prepared by Van Note-Harvey Associates, Inc., 103 
College Road East, 3rd Floor, Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Orientation Plan, dated July 17, 2019, 
prepared by Van Note-Harvey Associates, Inc., 103 College Road East, 3rd Floor, 
Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Reference Plan, dated July 17, 2019, 
prepared by Van Note-Harvey Associates, Inc., 103 College Road East, 3rd Floor, 
Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan General Land Use Plan, dated July 17, 
2019, prepared by Clarke Caton Hintz, 100 Barrack Street, Trenton, NJ 08601. 
 

 Forrestal Campus General Development Plan Circulation Plan, dated July 17, 2019, 
prepared by Van Note-Harvey Associates, Inc., 103 College Road East, 3rd Floor, 
Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Open Space Plan, dated July 17, 2019, 
prepared by Clarke Caton Hintz, 100 Barrack Street, Trenton, NJ 08601. 
 

 Forrestal Campus General Development Plan Utility Plan, dated July 17, 2019, 
prepared by Van Note-Harvey Associates, Inc., 103 College Road East, 3rd Floor, 
Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Stormwater Management Plan, dated 
July 17, 2019, prepared by Van Note-Harvey Associates, Inc., 103 College Road East, 
3rd Floor, Princeton, NJ 08540. 
 

 Forrestal Campus General Development Plan Environmental Inventory Plan, dated 
July 17, 2019, prepared by Clarke Caton Hintz, 100 Barrack Street, Trenton, NJ 
08601. 
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