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TOWNSHIP OF WEST WINDSOR 
MERCER COUNTY, NEW JERSEY 

ORDINANCE NO. 2026-09 

ORDINANCE TO AMEND AND SUPPLEMENT THE PRINCETON JUNCTION REDEVELOPMENT PLAN 
REGULATING PROVISIONS TO CREATE THE RP-7A & RP-7B ZONING DISTRICTS OF THE PRINCETON 

JUNCTION REDEVELOPMENT PLAN CHAPTER 200 OF THE CODE OF THE TOWNSHIP OF WEST 
WINDSOR (1999) 

 BE IT ORDAINED by the Township Council of the Township of West Windsor, County 
of Mercer, State of New Jersey, as follows: 

Section 1. Chapter 200 of the Code of West Windsor, Land Use, Part 4, Zoning, Article XXVI, 
Titles, Purposes, Establishment of Districts; General Conditions, Section 200-142, 
Establishment of Zoning Districts, is hereby amended by adding after the line “RP-7 of the 
Princeton Junction Redevelopment Plan.” 

 RP-7A Of the Princeton Junction Redevelopment Plan 

 RP-7B of the Princeton Junction Redevelopment Plan 

Section 2. Chapter 200 of said Code, Land Use, Part 4, Zoning, Article XXXVI, Titles, 
Purposes, Establishment of Districts; General Conditions, Section 200-143, Zoning Map, is 
amended to read as follows. 

The boundaries of said zoning district is hereby established as shown on the Zoning 
Map, Township of West Windsor, dated July 12, 2021, and revised through March 9, 
2026, which, with all explanatory matter thereon, is hereby adopted and made part 
of this Part 4. An official copy of said Map, indicating the latest amendments, shall 
be kept up-to-date in the office of the Land Use Manager for the use and benefit of 
the public and shall have the most current revision date shown thereon. The Zoning 
Map for that shall be the official reference as to the current zoning classification of 
the land within the boundaries of the Township of West Windsor.  

Section 3. The Zoning Map of the Township of West Windsor is hereby amended to change 
the zoning designation of Block 5 Lot 20 to the RP-7A Princeton Junction Redevelopment 
Plan District. 

Section 4. The Zoning Map of the Township of West Windsor is hereby amended to change 
the zoning designation of Block 5 Lots 62 and 76 to the RP-7B Princeton Junction 
Redevelopment Plan District. 

Section 5. Chapter 200 of said Code, Land Use, Part 5, Princeton Junction Redevelopment 
Plan Regulatory Provisions, Article XXXIV, Land Use Controls, is hereby amended by adding 
a new Section 200-266.1 entitled RP-7A District. 
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§ 200-266.1 RP-7A District. 

A. Purpose. The purpose of the RP-7A District is three-fold: to contribute to the 
“Main Street” environment envisioned by the RP-7 District by providing 
additional residential units within walking distance to the Princeton 
Hightstown Road corridor; to create an attractive mixed-use center within 
walking distance to the train station which will serve as a community space 
for residents and commuters alike; and to serve as a transition area between 
the mixed-use nature of the Princeton Hightstown Road corridor to the south 
and the residential character of Cranbury Road to the east.  

An objective of this district is to achieve a desirable mix of commercial, 
office, civic, and residential uses within a vibrant, pedestrian-friendly, village 
environment with an emphasis on uses which service local needs. It is 
intended to encourage pedestrian flow through the area by permitting stores, 
shops, offices, and personal service establishments as well as residential 
units. This district does not envision that the ground floors of all buildings 
within the district will be used for commercial purposes. Rather, mixed-use 
buildings with ground floor commercial space are encouraged nearer the 
intersection of Princeton Hightstown Road and Cranbury Road, while newly 
constructed buildings further from this intersection may be fully residential in 
nature. 

Ultimately, it is anticipated that the RP-7A District and the adjoining RP-7B 
District will be developed in a comprehensive, complementary and 
integrated manner. 

(1) Permitted Principal Uses. In the RP-7A District, no building or 
premises shall be used and no building shall be erected or altered on 
a lot which is arranged, intended or designed to be used, except for 
one or more of the following uses. Unless otherwise noted, all uses 
shall be located on the first floor. 

(a) Stores and shops for the conduct of any retail business, 
including specialty and gift shops and boutiques, excluding 
drive-through facilities. 

(b) Personal service establishments (e.g., tailor, barbershop, spa, 
or beauty salon). 

(c) Offices for professional services (e.g., lawyers, financial 
advisors, land use planners, or architects); small commercial 
offices (e.g., realtors or travel agencies); small governmental 
offices (e.g., post office branch); and offices incidental to uses 
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permitted in this section. Medical offices shall not be 
permitted. 

(d) Restaurants, cafes, coffee and tea shops (including on-site 
roasting), luncheonettes and delicatessens, excluding curb 
service establishments and drive-through facilities but not 
excluding walk-up services and outdoor dining. 

(e) Brew pubs and limited breweries. 

(f) Indoor recreation facilities, including but not limited to 
instructional studios, maker spaces, fitness centers, yoga 
studios, and sports and wellness facilities. 

(g) Repair and servicing, indoors only, of any article for sale which 
is permitted in this district. 

(h) Banks and similar financial institutions. Banks shall include 
walk-up automated teller machines (ATM), provided that such 
are compatible with the design of the building and are 
appropriately located at the side or rear of a building. Drive-
throughs shall not be permitted. 

(i) Attended laundry and retail dry-cleaning services, not 
including bulk processing and, in the case of dry-cleaning 
establishments, not providing for the storage of more than five 
gallons of flammable or toxic cleaning fluid on the premises.  

(j) Book, newspaper, periodical and stationery stores and copy 
centers. 

(k) Parcel package shipping stores or mailing centers.  

(l) Museums, art galleries and other cultural and civic facilities of 
a similar nature. 

(m) Parks and plazas. 

(n) Buildings and uses for municipal purposes owned or operated 
by West Windsor Township or not-for-profits designated by the 
Township. 

(o) Residential units which may be located on any floor as 
established herein, including affordable housing meeting all 
the standards established herein. 

(2) Permitted Accessory Uses 



4 
 

(a) Recreational and/or open space facilities, including, but not 
limited to, walkways, courtyards and plazas.  

(b) Off-street parking and loading , including ground-floor and 
basement parking. 

(c) Signs. 

(d) Street furnishings, planters, street lights, and exterior, garden-
type, shade structures (gazebos).  

(e) Sidewalk cafes associated with permitted restaurants.  

(f) Fences and walls, which shall complement the architectural 
style, type and design of the building and the overall project 
design. 

(g) Decks, patios and terraces, which shall complement the 
architectural style, type and design of the building and the 
overall project design. 

(h) Community bulletin or message boards, including electronic 
signs with changeable type only for the purpose of conveying 
information about community events. However, animated-type 
signs shall not be permitted. 

(i) Public service facilities. 

(j) Accessory uses customarily incidental to permitted principal 
uses, including structured parking for uses on-site or 
immediately adjacent to the RP-7A District. 

B. RP-7A District Intensity, Bulk and other Regulations 

(1) Maximum FAR: 0.30. Residential units and associated residential 
spaces shall not be included in the FAR calculation.  

(2) Maximum improvement coverage: 80%. 

(3) Maximum Density: The maximum density for RP-7A District shall not 
exceed 8.5 units per acre, which shall result in no more than 26 total 
residential units. 

(4) Yards, as measured from the district boundary line.  

(a) Minimum front yard setback: 8 feet. 

(b) Minimum setback to curb: 12 feet. 
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(c) Minimum side or rear yard (each): minimum of 0 feet, if 
attached to an adjacent building, or a minimum of five feet if 
not attached to an adjacent building. 

(5) Individual lot requirements. There shall be no maximum FAR or 
limitation on maximum improvement coverage for individual lots 
within the RP-7A District. Lot widths, frontages, rear yards, side yards, 
front yards, lot dimensions, parking lot locations and building 
distances may be freely arranged and disposed of within the District. 
A lot need not front on a street and there are no minimum building 
distances for individual lots in the same building. The intent of this 
provision is to permit individual buildings and/or associated parking 
areas to exist as separate lots either through subdivision or via 
condominium arrangements. However, each individual lot shall be 
subject to and may only be improved in accordance with the final 
subdivision and/or site plan approval for the RP-7A in accordance with 
these district regulations. The board of jurisdiction shall condition 
final approval upon submission by the applicant and approval by the 
board attorney of a declaration of covenants and restrictions or other 
suitable instrument setting forth the mechanisms by which and 
providing adequate assurances that security, outside cleaning and 
other routine external maintenance, external repainting, maintenance 
of the common open space, garbage collection, snow removal and 
other appropriate items will be provided. 

(6) Maximum building height:  

(a) For buildings setback less than 245 feet from Cranbury Road, 
the maximum building height shall be 3 stories.  

(b) For buildings setback greater than 245 feet from Cranbury 
Road, the maximum building height shall be 4 stories above a 
basement and/or cellar. 

(7) First-floor use. 

(a) Retail or personal service uses or commercial uses are 
required on the first floor of existing buildings along Cranbury 
Road, with office or residential units only permitted on the top 
floor(s).  

(b) For all new buildings or building additions constructed after 
the adoption of this Redevelopment Plan, residential units 
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and/or associated residential spaces and parking garages may 
be constructed on the first floor. 

(8) Parking standards. 

(a) In lieu of the standards set forth in § 200-27B, the following off-
street parking standards shall apply: one space for every 375 
square feet of nonresidential use and one space per residential 
unit. 

(b) Off-street parking lots shall be accessed by means of common 
driveways to the extent practicable. Cross-access easements 
for adjacent lots with interconnected parking lots or drive 
aisles shall be required. Shared parking facilities are 
encouraged where possible. 

(c) A portion of the required off-street parking may be met through 
spaces in immediately adjacent districts provide that 
easements are provided dedicating such spaces.  

(d) Tandem parking shall be permitted in basement or first floor 
structured parking provided that it does not exceed 10% of the 
overall parking required for the District. 

(9) Affordable housing. 

(a) Twenty percent (20%) of all previously approved residential 
units as well as twenty-five percent (25%) of all residential 
units approved thereafter within the RP-7A District shall be 
very-low, low-, and moderate-income housing. This shall result 
in no less than six (6) affordable units. Affordable units shall 
meet all of the applicable standards and requirements, 
including those set forth in the Uniform Housing Affordability 
Controls, N.J.A.C. 5:80-26.1 et seq., and § 200-237. 

(b) At least 50% of the affordable units shall be made affordable to 
low-income households, and at least 13% of all rental 
affordable units shall be made affordable to very-low-income 
households earning 30% or less of the regional median 
household income by household size, which very-low-income 
units shall be included as part of the low-income requirement. 
The remaining affordable units shall be made affordable to 
moderate-income households. 
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(10) Architectural and site design standards. In addition to the standards 
applicable to all districts and the goals and policies, the following 
shall apply: 

(a) Architectural detail, style, color, proportion and massing shall 
reflect the features of a traditional village center. Buildings 
shall reflect a continuity of treatment through the district, 
obtained by maintaining the building scale or by subtly 
graduating changes; by maintaining base courses; by 
maintaining cornice lines in buildings of the same height; by 
extending horizontal lines of fenestration (windows); and by 
reflecting architectural styles and details, design themes, 
building materials and colors used in surrounding buildings. To 
the extent possible, upper-story windows shall be vertically 
aligned with the location of windows and doors on the ground 
level.  

(b) Signage and lighting shall be designed in a manner 
complementary to the building's architecture and in keeping 
with the goal of achieving a traditional village center.  

(c) Pitched roofs (6/12 to 12/12) are recommended. Both gable 
and hipped roofs shall provide overhanging eaves on all sides 
that extend a minimum of one foot beyond the building wall. 
Generally, flat and mansard-type roofs should be avoided; 
however, such roof treatments may be allowed if the 
architectural detail, style, proportion and massing is 
complementary of adjacent structures and consistent with a 
small-scale village character. Buildings may have flat roofs, 
provided that all visibly exposed walls have an articulated 
cornice that projects horizontally from the vertical building wall 
plane. 

(d) A unified design with the RP-7B District is encouraged to the 
greatest extent feasible. 

(11) There shall be shared parking, drive aisles, sidewalks, and cross-
easements with the RP-7B District to the maximum extent 
practicable. Uses in the RP-7A District may also be permitted to share 
parking with properties in the RP-12 District. 

(12) Open Space. In lieu of the standards set forth in Section 200-36C., the 
following open space standards shall apply.  
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(a) A comprehensive bicycle and pedestrian circulation plan shall 
be provided. Consideration shall be given to linking pedestrian 
and bicycle circulation features to adjoining open space 
amenities, as determined to be appropriate and feasible.  

(b) The developers of the RP-7A and RP-7B District shall be 
responsible for improving the open space property identified 
as Block 5 Lot 15 recreational use.  

(13) No development shall proceed in the district without a redeveloper's 
agreement with the Township or redevelopment entity.  

Section 6. Chapter 200 of said Code, Land Use, Part 5, Princeton Junction Redevelopment 
Plan Regulatory Provisions, Article XXXIV, Land Use Controls, is hereby amended by adding 
a new Section 200-266.2 entitled RP-7B District. 

§ 200-266.2 RP-7B District. 

A. RP-7B District use regulations. 

(1) Purpose. The purpose of the RP-7B District is two-fold: to contribute to 
the “Main Street” environment envisioned by the RP-7 District by 
providing additional residential units within walking distance to the 
Princeton Hightstown Road corridor and to serve as a transition area 
between the mixed-use nature of the Princeton Hightstown Road 
corridor to the south and the residential character of Cranbury Road 
to the east. 

This district is designed to permit a multifamily development 
consisting of townhouses. Ultimately, it is anticipated that this district 
and the adjoining RP-7A District will be developed in a 
comprehensive, complementary, and integrated manner.  

(2) Permitted principal uses. In the RP-7B District, no building or 
premises shall be used and no building shall be erected or altered on 
a lot which is arranged, intended or designed to be used, except for 
one or more of the following uses. 

(a) Townhouses. 

(b) Stacked townhouses. 

(3) Permitted Accessory Uses 

(a) Recreational and/or open space facilities, including, but not 
limited to, walkways, courtyards and plazas.  
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(b) Off-street parking and loading located to the rear of principal 
buildings or appropriately screened from public view.  

(c) Signs. 

(d) Street furnishings, planters, street lights, and exterior, garden-
type, shade structures (gazebos).  

(e) Fences and walls, which shall complement the architectural 
style, type and design of the building and the overall project 
design. 

(f) Decks, patios and terraces, which shall complement the 
architectural style, type and design of the building and the 
overall project design. 

(g) Community bulletin or message boards, including electronic 
signs with changeable type only for the purpose of conveying 
information about community events. However, animated-type 
signs shall not be permitted. 

(h) Public service facilities. 

(i) Accessory uses customarily incidental to permitted principal 
uses, including structured parking for residential dwelling 
units. 

B. RP-7B District Intensity, Bulk and other Regulations 

(1) Maximum improvement coverage: 80% 

(2) Maximum Density: The maximum density for RP-7B District shall not 
exceed 25 units per acre, which shall result in no more than 37 total 
residential units. 

(3) Yards, as measured from the district boundary line. 

(a) Minimum front yard setback: 8 feet. A front yard setback of 6 
feet may be permitted, provided a setback of 15 feet to a curb 
is provided. 

(b) Minimum setback to curb: 15 feet, provided a setback of 5 feet 
to a parking stall shall be permitted. 

(c) Minimum side or yard (each):  

[1] Where the building facade is parallel to the district boundary 
line: 10 feet. 
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[2] Where the corner of the building is tangent to the district 
boundary line: 8 feet. 

(4) Individual lot requirements. There shall be no limitation on maximum 
improvement coverage for individual lots within the RP-7B District. Lot 
widths, frontages, rear yards, side yards, front yards, lot dimensions, 
parking lot locations and building distances may be freely arranged 
and disposed of within the District. A lot need not front on a street and 
there are no minimum building distances for individual lots in the 
same building. The intent of this provision is to permit individual 
buildings and/or associated parking areas to exist as separate lots 
either through subdivision or via condominium arrangements. 
However, each individual lot shall be subject to and may only be 
improved in accordance with the final subdivision and/or site plan 
approval for the RP-7B District in accordance with these district 
regulations. The board of jurisdiction shall condition final approval 
upon submission by the applicant and approval by the board attorney 
of a declaration of covenants and restrictions or other suitable 
instrument setting forth the mechanisms by which and providing 
adequate assurances that security, outside cleaning and other routine 
external maintenance, external repainting, maintenance of the 
common open space, garbage collection, snow removal and other 
appropriate items will be provided. 

(5) Maximum building height:  

(a) For buildings setback less than 75 feet from Cranbury Road, 
the maximum building height shall be 3 stories.  

(b) For buildings setback greater than 75 feet from Cranbury Road, 
the maximum building height shall be 4 stories.  

(6) Parking standards. The number of parking spaces shall conform to the 
requirements set forth by the Residential Site Improvement Standards 
(RSIS). Visitor parking shall be permitted within the adjoining public 
right-of-way. 

(7) Affordable housing. 

(a) Twenty-five percent (25%) of all residential units constructed 
within the RP-7B District shall be very-low, low-, and moderate-
income housing meeting all of the applicable standards and 
requirements for affordable units, including those set forth in 
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the Uniform Housing Affordability Controls, N.J.A.C. 5:80-26.1 
et seq., and § 200-237. 

(b) At least 50% of the affordable units shall be made affordable to 
low-income households, and at least 13% of all rental 
affordable units shall be made affordable to very-low-income 
households earning 30% or less of the regional median 
household income by household size, which very-low-income 
units shall be included as part of the low-income requirement. 
The remaining affordable units shall be made affordable to 
moderate-income households. 

(8) Architectural and site design standards. In addition to the standards 
applicable to all districts and the goals and policies, and in lieu of the 
standards established in § 200-30A and § 200-36B(2), the following 
shall apply: 

(a) Architectural detail, style, color, proportion and massing shall 
reflect the features of a traditional village center. Buildings 
shall reflect a continuity of treatment through the district, 
obtained by maintaining the building scale or by subtly 
graduating changes; by maintaining base courses; by 
maintaining cornice lines in buildings of the same height; by 
extending horizontal lines of fenestration (windows); and by 
reflecting architectural styles and details, design themes, 
building materials and colors used in surrounding buildings. To 
the extent possible, upper-story windows shall be vertically 
aligned with the location of windows and doors on the ground 
level.  

(b) Signage and lighting shall be designed in a manner 
complementary to the building's architecture and in keeping 
with the goal of achieving a traditional village center.  

(c) Pitched roofs (5/12 to 12/12) are recommended. Both gable 
and hipped roofs shall provide overhanging eaves on all sides 
that extend a minimum of one foot beyond the building wall. 
Generally, flat and mansard-type roofs should be avoided; 
however, such roof treatments may be allowed if the 
architectural detail, style, proportion and massing is 
complementary of adjacent structures and consistent with a 
small-scale village character. Buildings may have flat roofs, 
provided that all visibly exposed walls have an articulated 
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cornice that projects horizontally from the vertical building wall 
plane.  

(d) A maximum of ten dwelling units in a single row with a 
minimum offset of two to four feet between every two dwelling 
units are encouraged. The front facade of no more than six 
dwelling units should be permitted in a straight line.  

(e) A minimum distance of 20 feet shall be established between 
buildings, exclusive of architectural accents including but not 
limited to nooks, notches, or bays. 

(f) Each dwelling unit shall have not less than two exposures (i.e. 
two window walls)d. 

(g) A unified design with the RP-7A District is encouraged to the 
greatest extent feasible. 

(9) There shall be shared parking, drive aisles, sidewalks, and cross-
easements with the RP-7A District to the maximum extent practicable.  

(10) Open Space. In lieu of the standards set forth in Section 200-36C., the 
following open space standards shall apply.  

(a) A comprehensive bicycle and pedestrian circulation plan shall 
be provided. Consideration shall be given to linking pedestrian 
and bicycle circulation features to adjoining open space 
amenities, as determined to be appropriate and feasible.  

(b) The developers of the RP-7A and RP-7B District shall be 
responsible for improving the open space property identified 
as Block 5 Lot 15 for the recreational amenities shown on the 
Open Space Improvement Plan prepared by ACT Engineers, 
dated December 15, 2018, attached as an exhibit in the 
Appendix of the RP-7A and RP-7B Redevelopment Plan, subject 
to prior written consent and approval by the owner(s) of Lot 15 
and approval(s) from governmental agencies having 
jurisdiction thereof.  

(c) As a condition of future final site plan approval, the applicant 
shall be responsible for providing a financial contribution for 
the construction of a tot lot consisting of one (1) play structure, 
two (2) to three (3) benches, one (1) bike rack, and rubber 
surfacing, for the amount specified in the redeveloper’s 
agreement. 
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C. Stormwater. Where it can be demonstrated at the time of Township land use 
board review that such on-site stormwater management measure location 
within the zoning district permitting that use is impractical due to engineering 
feasibility factors, then the Township land use board of jurisdiction may 
permit such measure to be located off-tract and/or out of the zoning district, 
provided that the following requirements are met:  

(1) All of the conditions noted in Article XXI are met, in addition to § 200-
226. 

(2) Location of the measure does not hinder or discourage the 
appropriate development and use of the property on which it is 
located or the use of adjacent land and buildings.  

(3) Permanent access and easement to the measure shall be provided for 
preservation and for maintenance purposes.  

(4) Location of the measure shall be referenced in the deed notice 
required under § 200-101M and a separate deed notice shall be 
provided and recorded for the property upon which the measure is 
located. 

(5) Utilization of other nearby off-tract stormwater management facilities 
is not feasible or practicable as determined by the developer's 
engineer, subject to confirmation by the Township Engineer.  

D. No development shall proceed in the district without a redeveloper's 
agreement with the Township or redevelopment entity.  

Section 7. In the event of any conflict between the provisions and requirements of these 
sections and the provisions and requirements of any other section of this chapter, the 
provisions and requirements of this section shall govern. Each section, subsection, 
sentence, clause and phrase of this article is declared to be an independent section, 
subsection, sentence, clause and phrase, and the finding of holding of any such portion of 
this article to be unconstitutional, void or ineffective for any cause or reason shall not 
affect any other portion of these sections.  

Section 8. This Ordinance shall take effect twenty (20) days after action or inaction by the 
Mayor as approved by law, or an override of a mayoral veto by the Council, whichever is 
applicable; upon the approval by the County review agency or sixty (60) days from the 
receipt of the ordinance by the County review agency if the County review agency should 
fail to act; and upon publication according to law.  
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