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I. INTRODUCTION 

Hopewell Borouah's ~1aster Plan represents the first step 
in planning for the future development of the Borough. 
It ls intended to serve as a guide to subs~quent ol~nning 
by bringing together current, relevant data and establish
ing a cotTlprehensive framework for Hopewell's growth. 
Detailed planning -- by land develooers, the Borough 
Planning Board, or by other municipal agencies -- will be 
expected to utiljze this framework. The zoning ordinance 
for the Borough must reflect and articulate the planning 
decisions made here. Prospective developers seeking ?er
mits from any of the Borough's agencies can expect those 
permit applications to be reviewed with criteria established 
in this master plan. 

~he Master Plan was prepared by the Hopewell Borough 
Planning Board and its consultant. They have trj.ed to pre
pare a document which will provide a long-range, compre
hensive, yet flexible guide for Hopewell's future. The 
?lan strives to include future land use, transportation, 
community facilities, public utilities, and the a?pearance 
of the Borough. While it is intended to establish long-range 
guidelines, it is also flexible enough to accommodate unfor
seen opportunities and changing obiectives. 

The Master Plan can have a substantial role to play in deter
mining the future social, economic, and physical character 
of the Borough. On the surface, the preceding may appear to 
be an overstatement s'ince at the present time there appears 
to be very little land remaining to be developed in the 
Borough. However, the location of these vacant lands within 
the Borough, coupled with the magnitude and forms of 
development pressure being exerted on the entire Hopewell 
Valley region multiplies the impact that they will have on 
Hopewell's future. 

The Master Plan, while having a substantial role in shaping 
the Borough's future, will not itself be a pat answer to 
Hopewell's future. The degree to which the Plan will be 
successful in accomplishinq the objective set forth will 
largely be dependent upon the logic upon which it is based 
today. More substantially, however, its success will hinge 
upon the people who will have the responsibility of inter
preting and implementing the Plan. 

This Master Plan is a revision of the Borough's first Master 
Plan, which was adopted in 1970. The first ?lan was part of 
a joint planning study with Hot;>ewell Township and Penninqton 
Borough that began in 1964. Some of the information, on 
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which the 1970 Plan was based is now 15 years old . 
Pennington Borongh and Hopewell Townshio have already up
dated thejr 1970 Plans . 

Although the 1970 Plan served the Borough well for many 
years , the Planning Board in 1977 recognized that the 
Plan , dnd its background data, should be reviewed to deter
mine its validity with respect to local and regional changes 
over the years . In addition, the 1975 Municipal Land- Use 
Law made extensive changes in required Master Plan format 
and content, requiring major plan review and uodating . 
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RESOURCE INVENTORY 

As part of the process of revis 1ng the 1970 Master Plan, 
the Planning Board has gathered extens ive inventories of 
the resources within the Borough. This information pro
vides the background for the decisions made with respect 
to planning for the Borough's future growth. 

A. Regional Setting 

Hopewell Borough is located in the northern portion of 
Mercer County, in tne west-central portion of New Jersey. 
It is located app o ximately 40 miles from Philadelphia and 
50 miles from New York City. These two cities can . easily 
be reached from Hopewell by train, bus , or private auto
mobile, and consequently, they do exert an inf]uence on 
some Borough residents as places for employment, shopoing, 
recreation, or cultural affairs. 

Growth in the Borough, however, has not been in response to 
events in New York City or Philadelphia. Instead, it has 
reflected more local concerns. Hopewell Borough is surrounded 
by Hopewell Township and is very near Trenton, Princeton, 
Montgomery Township, and Hunterdon County. As homes, industry, 
and large commercial centers move into this area, the Borough 
can expect increased pressure for development. 

Sewers, which are expected for Hopewell Borough within the 
next five years, also can be expected to exert a maior 
impact on the Borough's remaining open space and on that of 
the Township near the Borough. 

There are many strong ties between Hopewell and its region 
at the present time. The Hopewell Valley Regional School 
District is a consolidation of the Hopewell Township, 
Pennington Borough, and Hopewell Borough school systems. The 
Hopewell Fire Department and First Aid Squad services sections 
of Hopewell Township that are near the Borough as well as 
the Borough itself. The Borough Police Department is 
establishing a cooperative program with the Township. 1.Jpewell 
is a member of the Stony Brook Regional Sewer Authority 
which includes several neighboring communities. Furthering 
the process of regional coooeration could work to the advan
tage of the Borough if it were to include combined efforts 
on library facilities, road maintenance, recreation programs, 
water-pollution-control projects, and planning. 
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B. Natural Resources and Historic Sites Inventory 

Soils and Slopes. Nearly all of the land in Hopewell 
Borough is what tlae Soil Conservation Service refers 
to as "B" slope. This is a very gentle slope, up to 
5% and does not present any limitation to develooment. 
Most of the soil in the Borough is what is known as 
"made soil". This means that man has interfered with 
the natural conditions to an extent that the usual 
means of classifying soils no longer applies. The 
larger undeveloped tracts in town are characterized as 
various types of silt loams -- soils that present no 
real limitations to development. 

Surface Water. Hopewell Borough lies in the headwaters 
of Bedens Brook, a tributary to the Millstone River 
which drains to the Atlantic Ocean via the Raritan River. 
There are a surprisingly large number of small branches 
of the Bedens Brook that reach through the Borough. 
Unfortunately, historic develooment has tended to ignore 
these waterways, developing to their edge where con
venient and frequently putting them into conduits. The 
flow in these branches is generally very low with several 
no-flow days each year in all but the branch that leaves 
the Borough via the field behind the Post Office. Water 
quality is poor as a result of septic tank leaching and 
storm sewer discharge. When the Borough begins using 
sewers, these streams 'doubtless will improve in quality, 
but decrease in quantity. 

At present, there are three places where the streams are 
open and flow through fairly large undeveloped lots. 
These are the field behind the Post Office, the field in 
the northeast corner of town, and the field south of the 
train tracks and off Louellen Street. Open space 
corridors should be left on either side of the streams in 
these cases in order to prevent flood damage, to allow an 
area for filtration of overland flow, and to provide 
attractive open-space. 

Vegetation and Animal Life. The sizable pieces of land 
in the Borough that are not developed are used for agri
culture. The smaller pieces of vacant land are generally 
in varying stages of plant succession from old field to 
early hardwood forest. There are no areas of town with 
a sizable natural vegetative cover of significance. The 
Borough, however, is rich in vegetative cover. Most of 
the streets are lined with trees, predominantly maples, 
but in recent years pin-oaks have been planted. Borough 
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yards are filled with mature trees of a wide variety 
native hardwoods, pine and spruce, ornamentals, and 
exotics of all kinds are found throughout the town. 
This dense and Vdried cover provides excellent shelter 
and food for a wide variety of birds and for many 
squirrels. The fields and forests surrounding the 
Borough are filled with deer that occasionally strav 
into Borough yards. Opossum and raccoon frequently 
visit the Borough and some evidently live within our 
borders. Rabbits commonly visit gardens in the community, 
to the disgruntlement of gardeners , but the joy of 
children. 

Historic Sites. Four structures in the Borough deserve 
to be singled out for thejr historic significance . 

1. The Railroad Station. This building is a 
striking example of the Victorian design used on 
train stations in the 19th century when the rail
road companies were rich and oowerful. It is a 
brick building, three stories tall, with a slate 
mansard roof and wooden trim. The building is 
badly in need of repair. 

2. The John Hart House. John Hart, signer of the 
Declaration of Independence, has left many mysteries 
to 20th century historians. Little is known of his 
life or even what he looked like. It is believed, 
however, that he 'lived at one time on the site of 
what is now locally known as the Hart House, and he 
may even have lived in a part of the structure that 
now stands. The house has undergone several additions, 
but it is basically a Federalist structure, 2 1/2 
stories, brick front with clapboard sides and addi
tions. A stone barn and the foundations of a stone 
house remain on the property, apparently from an 
earlier date than that of the house. 

3. Old School Baptist Church. This 2 1/2 story 
brick building with a gable front was first built 
in 1717, but was rebuilt after a fire in 1822. Ad
ioining the building is the Church cemetery with 
several old gravestones, including a commemorative 
marker for John Hart. 

4. The Hopewell Academy. The exact age of this 
2 1/2 story clapboard building is unknown, but it 
probably dates from the first half of the 18th cen
tury. It has been a private residence for years, but 
at one time it was an academy,.founded by two men who 
later moved to Providence, Rhode Island, and founded 
Brown University. 
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These four structures are of special importance but it should 
be noted that nearly all of the Borough is comprjsed of at
tractive and interesting Victorian buildings. The quality of 
the town is remarkably like thdt of a small , rural town of the 
late Victorian period. Perhaps the primary asset of the town 
is this quality; it is admired and valued by those of us who 
live here as well as by all who visit. 

C. Land Use 

Three major facts emerge from an examination of the land-use 
survey carried out by the Planning Board. (See accompanying 
Existing Land Use map and table.) 

1. The Borough is principally a residential center. 
Approximately 40 % of the Borough land is used for homes 
and apartmenLs . Even at the one intersection in town 
which warrants a traffic light, three of the corners have 
structures which are entirely o r partly residential. 

2. The Borough is an important commercial center for the 
region. Commercial establishments are sprinkled throughout 
the town, but most of them are concentrated on Broad Street. 
The number of antique shops, bars, or liquor stores, lumber 
yards, and gas stations clearly exceed what would be 
expected for service to the Borouqh and its immediate 
surroundings. Most of these commercial outlets are located 
where automobile access is good; parking is adequate and 
the street is wide endugh to handle the traffic. 

3. ercent of 
vacant or use or a~ricu ture. Tis an is most yin 
large parcels that a join undeveloped land in the Township. 
This means that the Borough may have a significant growth 
in population -- as well as in the number of people who 
live on the immediate border. Since these are large 
oarcels, the growth could come very rapidly, probably soon 
after the sewer system is complete. The development of 
this land will have to be closely guided in order to main
tain the historic qualities of the Borough. 

Several other aspects of the land-use survey deserve mention: 

1. The school property appears adequate to afford room 
for whatever growth might be necessary. There are, how
ever, no present plans by the school board for change in 
the existing facilities. 

2. There is no publicly owned land for outdoor recreation. 
There is a small parcel of land that the Borough takes 
responsibility for and which is utilized as a park. 
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3. The industrial base is extremely low. More industry 
of an appropriate nature -- would be helpful for its tax 
contribution and in order to provide more jobs in the 
Borough . 



Use Cate9:ory 

Residential 

Commercial 

Industrial 

Institutional 

Streets 

Railroad 

Agricultural 

Vacant 

Total Land Area 

Total Developed 

-8-

TABLE ONE 

EXISTING LAND USE 

Hopewell Borough, New Jersey 

March, 197 8 

Acres 

191.00 

20 .16 

4.14 

24.00 

63.20 

21. 74 

65.62 

90.14* 

480.00 

324.24 

Developed 

58.91 

6.22 

1. 28 

7.40 

19.49 

6.70 

100% 

*46.26 Acres north of Broad Street 

PERCENT OF' 
Area Total Area 

39.79 

4.20 

0.86 

5.00 

13.17 

4.53 

13.67 

18.89 

100% 

67.55% 

Source : Field Survey by Borough Planning Board. 
Calculations by Carl Lindbloom. 



-9-

D. Housing 

We have two different figures for the total number of housing 
units in the Borough. The 1970 census- lists a total of 761 
housing units, while the Planning Board's survey of March, 1978 
uncovered a total of 716. Our records show that 14 permits 
were issued for housing units since the 1970 census and only 
one unit was destroyed. Therefore, one of these totals 
must be mistaken. The 1978 survey was principally based on 
information supplied by the Borough Police Chief and our 
long-time reader of water meters. Both of these men have 
detailed knowledge of our little town. The Planning Board 
prefers to use their own survey , rather than the 1970 census 
figures. 

Approximately two-thirds of the total number of units is owner 
occupied and one-third is occupied by renters. Interestingly, 
the number of uni ts in structures with more· than one housing 
unit is just about the same as the number of renter occu~ied 
units. Of these multi-unit structures, the average number of 
units per structure is 2.3, while the mediam number is 2.1. 
The apartments are not in buildings that are identifiably 
"apartment buildings" but are mostly found in older homes that 
are large enough to be divided into two or three units. Our 
survey also shows that these structures are not located in a 
particular section of town; they are fairly evenly spread 
throughout the Borough. (See Table Two, Dwelling Unit Distri
bution.) 
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TABLE TWO 

DWELT.ING LINl T DISTR fBUTION 

llopewL' 11 Borough, Ne w Jersey 

March, 1978 

SINGLE MULTI-
FAMILY % FAMILY 

467 65 249 

517 68 2 44 

·------ - ·- --------· 

SINGLE MULTI-
AREA ANALYSIS FAMILY % FAMILY 

North of 
Rail road 96 81 22 

Between Rail-
r oad & Broad 179 60 121 

South of 
Broad Street 192 64 106 

"' 'l'wo or more units in one structure 

Source: Field Survey by Borough Planning Board 
Calculations by Carl Lindbloom 

' 
% TOTAL •- ·-
35 7lfi 

32 761 

----- -- ----

----

% TO'l'AL 

19 118 

40 300 

36 29 8 
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E. Population 

The population of Hopewell Borough has remained fairly 
stable over the last several years. The 1960 census found 
1,928 people living i n Hopewell and ten years later the 
figure had increased only to 2,271 residents. Estimates 
for the 1978 population vary, depending on who does the 
estimate. Most guesses, however, are below 2,500. 

Dramatic changes in the Borough population are unlikely to 
occur until the sewage treatment plant is in operation. 
When sewage treatment becomes available, the Borough 
Planning Board expects the large undeveloped parcels in 
town to be developed to the maximum allowed under the zon
ing ordinances. Projections for the future are always 
subject to error, but the figure set by the Delaware Valley 
Regional Planning Commission for the yeqr 2000 is 3,200 
residents for Hopewell Borough. That figure is oossible, 
but it would seem to reflect total development of the 
Borough. 

The following are some statistics from the 1970 census that 
are either relevant or interesting for planning purposes. 

Age Distribution 

The age distribution for the three municipalities and the 
county as a whole have been re?roduced below. The figures 
have been expressed as percentages of the total population. 

UNDER 15- 20- 35- 45- 55-
15 19 34 44 54 64 

Hopewell aorough 30.9 7.0 19.7 11.6 8.7 9.9 

Pennington Borough 30.3 8.5 13.9 14.1 12.3 10.9 

Hopewell Township 30.8 8.6 15.8 14.8 14.4 9.4 

Mercer County 29.5 9.0 20.2 12.0 12.9 9.4 

Over 
65 

10.8 

12.5 

8.4 

9.7 
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Income Characteristics 

The most meaningf;d indic~tors of oersonal wealth are 
statistics pertaining to median and average family income. 

# Families 1969 Median 1969 Average 
Family Income Family Income 

Hopewell Borough 628 $11,429 $13,207 

Hopewell Township 2,648 14,373 18,596 

Pennington 549 16,359 18,435 

Trenton 24,564 8,726 9,744 

Suburban 
Mercer County 51,061 12,246 14,474 

The use of 1969 statistics for a plan published in mid-1979 
may seem like a terrible mistake. Unfortunately, we are almost 
ten years from the last census when really reliable information 
was available. State projections for 1975 estimate a 50% in
crease in income for the Borough but those figures are a straiqht 
projection of the 1969 information. On an informal basis, it 
seems clear that Hopewell is becoming more affluent. More and 
more middle and upper-middle class families seem to replace the 
older couples who used to see the Borough as a place for their 
retirement home. 

F. Circulation 

A substantial amount of regional traffic passes through Hopewell 
Borough. Mercer County Highway 518, together with 518 Spur, is 
an important route which links more populous sections of Central 
Mercer County with Somerset and Middlesex Counties. Greenwood 
Avenue is an important route leading into Southern Hunterdon 
County, and Princeton Avenue carries traffic to Princeton and 
points further east. 

The network of residential streets is largely complete in the 
Borough and the streets are adequate for the demand. 

Bus service links Hopewell with Trenton and New York City in the 
morning and evening·. The Reading Railroad provides train service 
to Newark (with connections to New York City) in the morning or 
to Philadelphia in the evening. 

G. Community Facilities 

Hopewell Borough provides a full ra~ge of basic services to the 
town's residents. Excellent fire and ambulance service is pro
vided through the volunteer program which operates out of the 
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municipal building on South Greenwood Avenue. The municipal 
building also houses the police department, the municipal court, 
and the meeting room for the qoverning body and other Borough 
agencies . 

The library on Broad Street houses a collection of its own and, 
through the County library, can borrow other books for Borough 
readers. There is no publicly owned recreation area in Hopewell 
but the Mini-Park, ne xt to the train station on North Greenwood 
Avenue, is used by the Borough and orovides facilities for 
youngsters. It also has an extremely popular basketball court 
for teenagers and adults. The Hopewell Museum is not a public 
agency but it provides a cultural resource for the town by 
displaying historic memorabilia from the region. The museum 
also houses an excellent collection of materials from the 19th 
century plains Indians. 

H. Utilities 

All residents of the Borough are painfully aware that the Borough 
has just had a collector sewer system installed on every street 
in town. Unfortunately, there is no sewage processing plant to 
serve the Borough ahd there is no sure date for the construction 
of such a structure. The need for a municipal sewage system has 
been recognized since the 1930's and apparently it will be met 
within the decade of the 1980's. Until that date we will continue 
to suffer with the present back yard septic systems that overflow 
into storm sewers and streams after every sizable rain. 

The municipal water sys'tem is supplied by three wells, two off 
Burton Avenue near the railroad tracks and one at the intersection 
of Model Avenue and Louellan Street. The exact amount of water 
available to be drawn from these wells is unknown, but the State 
Geologist has characterized the fault from which our water is 
drawn as containing "adequate" water for future development. 

Garbage and trash removal is carried out by a private contractor, 
paid out of general municipal revenues. The service is 
satisfactory. 



C 

-14-

III. PLAN GOALS 

The following goals for the Hopewell Borough Master Plan have 
been prepared to give direction to detailed planning. They 
are intended to be flexible enough to accommodate the changing 
circumstances that will occur over the next few years. The 
goals are based on an assumption by the Planning Board that in 
a municipality which is mostly develooed, as is the case with 
Hopewell Borouqh, the planning function is to protect that 
which is valuable as well as to guide change. 

1. The first goal is that the Borough of 
remain primarily a residential community. 
a variety of housing stock to allow a rich 
ole to reside in the Borough. The goal is 
housing for retired couples, single people 
with others, large and small families with 
and not affluent living standards. 

Hopewell should 
We wish to have 
mixture of peo
a community with 
living alone or 
both affluent 

2. The Planning Board also wants to encourage a healthy 
commercial district that will serve both Borough residents 
and the Hopewell Valley region. Appropriate light in
dustrial and office development is also welcome in order 
to provide jobs for residents and tax revenues for our 
municipal expenses. 

3. The Planning Board would like to see development that 
is harmonious with the historic character of the community, 
with the environmental constraints of the site, and with 
the over-all needs of the Hopewell Valley region. 

4. A final goal is the desire to provide public services 
appropriate for the needs of the town. Recreation areas, 
schools, fire and police services, library and museums are 
all important parts of the community and should be encour
aged to prosper. 
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Two areas in the Borough present special problems for develop
ment that is harmonious with the goals of this Master Plan. 
These are the 22 acre lot behind the Post Office (known local
ly as the Holcombe property) and an 11 acre tract off Louellen 
Street (known locally as the Skillman property). 

The Holcombe property is a large undeveloped lot in the center 
of the Borough. It is principally flat meadow land, used at 
present as a cornfield. But it also contains a stream with a 
steep bank and large trees, and a marshy low area. Development 
of the low land or the stream corridor would probably result in 
flooding and water pollution problems downstream. 'I'he lot also 
has difficult access problems. WP-st Prospect Street, a narrow 
residential street , enters one end. South Greenwood Avenue 
borders the east side of the lot. South Greenwood would be more 
appropriate for an increase of traffic, but the marshy lowland, 
the stream, and its embankment are between the meadow and this 
street. A contiguous lot in the Township might be developed 
concurrently, and through it, this lot could have access onto 
Princeton Avenue, a county highway. The Holcombe property's 
location in the center of town would make it possible for people 
living there to walk to shops, school, churches, a bus stop, and 
other destinations in town. This proximity to town would be 
particularly important to senior citizens or low-income families 
who can not rely on an automobile to satisfy all of their trans-
portation needs. · 

The Skillman property presents other special conditions. This 
property also has a brook flowing through it, but this brook is 
isolated in flat meadowland. There are no significant stands of 
trees nor are there special problems with wet or steeply sloped 
soils. The Skillman property is particularly significant because 
it is extremely visible. The alignment of roads in Hopewell and 
the configuration of the valley cause this property to be a very 
important visual part of our community; its development will be 
critical to the aesthetic quality of Hopewell. 

The Planning Board feels that both of these properties should 
be developed for residential purposes, but in a manner that is 
appropriate for the special conditions of these sites. The Board 
would like to enoourage imaginative planning and design techniques. 
The usual residential solutions of single-family homes placed in 
a geometric pattern or of "garden" apartment buildings would be 
clearly inappropriate for the character of Hopewell and of the 
sites. The Board would also like to encourage a mixture of hous
ing types so that the goal of providing houses for people in 
different circumstances might be realized. 
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Therefore, these lots have been designated for Mixed Housing (MH) 
development. They are to be composed of a mixture of single 
family residences and townhouses at a density of three units per 
acre. The number of town houses is not to exceed one third of 
the total number of units in the development. 

The remainder of the residential areas are divided between the 
R-100 zone and the R-75 zones. The R-75 (and R-75P) zone in
cludes most of the already developed residential sections of 
town. It will allow residential development on empty lots in 
this area at fairly high densities but densities which match the 
existing development. The R-100 zone applies to several of the 
larger undeveloped lots on the edge of the Borough. This less 
dense development will provide a gradual transition into Hopewell 
Township lands, which are zoned for even lower densities. 

Expansion of the commercial and manufacturing uses in the Borough 
should be directed primarily toward the eastern end of town. Sub
stantial lots along East Broad Street are presently vacant. 
Commercial development here would be compatible with existing 
uses, there is a good access for customers, and sufficient land 
to allow off-street parking. Manufacturing enterprizes of a suit
able type are directed to sites along Railroad Place. This area 
provides vehicular access as well as proximity to the railroad 
tracks. Light manufacturing development here would also be 
compatable with existing land uses. (See Land Use Plan map.) 

In order to preserve the greatly admired historic quality that 
characterizes Hopewell, the Planning Board recommends that an 
historic district be recognized. The extend of this district 
is along Broad Street from Princeton Avenue to the western 
boundaIYof the town, North Greenwood Avenue from Broad Street to 
the northern boundary and Blackwell Avenue. Thia is a remark
ably graceful and historically intact collection of homes, 
churches, and small business structures. The buildings include 
a number of 18th century examples but the dominant character is 
of Victorian architectural style. If new developments or alter
ations take place in this district, they should be in harmony with 
the historic character of the existing buildings. Preserving 
this character should preserve the value (both monetary and aesthetic) 
of the existing buildings. (See map showing historic district, 
surface streams, and circulation.) 
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B. Community Facilities 

1. Municipal Offices. The Borough Hall houses the police de
partment, the fire and ambulance offices and garages, the local 
court, the meeting room for municipal agencies and a large room 
for bingo -- an important fund raising means for the fire and 
ambulance service. The municipal clerk , the building inspector 
and the zoning officer either operate out of other buildings or 
maintain minimal claim to filing and desk space in the municipal 
building. The Borough Hall is not a large building and it is not 
really adequate for all who claim a need to use it. 

The previous master plan suggested that the town plan to con
struct a new building next to the Post Office in order to house 
the municipal offices. At the present time, however, it is ap
parent that the Hopewell railroad station is to be disposed of 
by its bankrupt owners. The Planning Board feels that this 
structure would make an excellent home for the Borough offices. 
The Victorian style of the building epitomizes the character of 
the town, the location is relatively central, and access and park
ing could be easily accommodated. 

2. Fire, Ambulance, and Police Services. If the municipal offices 
are moved from the present Borough Hall, the fire, ambulance, and 
police services could comfortably occupy this building with no 
need for expansion. The fire and ambulance service is, however, 
planning to acquire property next to the Post Office for parking. 
A new building could also be put there if it should become 
necessary. 

3. Library. The present library is inadequate to properly service 
Borough residents. It is too small and has too limited a collec
tion to meet the demands it faces. The Planning Board recommends 
that consideration be given to three apparent alternatives: a) 
Expand the present facility. This could only be done through the 
acquisition of a larger structure. b) Join with Pennington and 
Hopewell Township in a regional facility. c) Join the County 
library so that Borough residents can use this resource without 
personal expense. 

4. Parking. Provision of parking for the Broad Street commercial 
area is a perennial issue. The Planning Board feels that it is 
also a false issue at present. There is no evidence that existing 
off-street lots and on-street parking is in any way inadequate to 
service the commercial demand. We would strongly oppose the 
creation of any more parking yards that are visible to Broad Street . 

5 . Recreation. Hopewell Borough provides almost nothing for the 
recreation of its residents. The Borough maintains an area called 
the Mini Park in which a basketball court and a sliding board and 
other kiddie structures have been built. Nothing else is provided. 
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There are no tennis courts, no baseball diamonds, neither football 
nor soccer fields, no community park, no other tot lots. Organiz
ed soccer, baseball, and basketball, the Junior Olympic track 
events, and tennis courts are all available to Borough residents 
--if they can drive to Pennington. The Planning Board is fully 
aware of the financial burden that already faces our community 
but we strongly recommend that more recreational facilities be 
provided for all members of the community. We think that these 
facilities give cohesion to a community, increase property values, 
and offer an excellent method of maintaining our municipal ident
ification. If our young people must leave the Borough to find 
recreation, they will lose any feeling of communion with their 
town. Mischief seems an inevitable result of this failure. Sev
eral avenues can be explored for developing recreational 
facilities in the Borough. We recommend that all of them be 
pursued. 

1. Work with the Hopewell Valley Regional 
to utilize school property for non-school uses. 
elementary schools have soccer fields available 
play. Why can't the same be done in Hooewell? 

School Board 
Both Pennington 

for YMCA league 

2. Plan park development projects employing Green Acres 
Funds. 

3. Use existing opportunities more creatively. Put basket
ball backboards and rims on vacant lots (easements from many 
owners would surely be ~asy to obtain} or at dead-end streets. 
Organize community participation to establish tot-lots (again, 
with easements rather than by purchase} on vacant lots. Other 
kinds of ideas are sure to surface if there is a climate of 
receptivity for them. 

C. Conservation 

The corridors accompanying the streams in town should be pre
served in a natural state. Doing so will provide a buffering 
area that will filter pollutants in rainwater flowing toward 
the stream, it will absorb some of this water and thereby miti
gate downstream flooding, and it will provide ?leasant and 
interesting outdoor conservation areas. 

The practice of lining our streets with trees should continue. 
The trees provide shelter and food for birds, they shade us in 
summer and serve as windbreakers in winter, they filter dust 
and other pollutants from the air, and they provide a lovely 
setting for our beautiful little town. 
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D. Circulation 

The chief problem with circulation in the Borough is the use 
of our main streets as regional thoroughfares. These streets 
are principally residential yet they witness heavy and ever
increasing traffic. There is nothing we can do about this 
problem; we do not recommend enlarging the existing roads or 
supplanting them with new thoroughfares within the Borough. 
We have, however, recommended to both Hopewell Township and 
to Mercer County that a by-pass be created to direct some of 
this traffic around the town. The Planning Board has few illu
sions about the prospect of such a road ever being built, but 
it does seem to offer some hope as a solution to our problem. 

As development comes to our larger vacant tracts it will have 
to be accompanied by new roads. The Planning Board would like 
to provide general guidelines for these 9treets but we do not 
want to dictate their precise configuration. We do not want 
to be specific because clustered site planning is either required 
or permitted in all of these tracts. The alignment of roads 
should evolve with the design of the site, not dictate how the 
site should be designed. 

There are, however, several guidelines that can be given to 
those who will be designing the development of these sites. 

1. There are three apparent ways of providing access to 
the Holcomb Tract: from South Greenwood, Columbia, 
and East Prospect Streets; from West Prospect Street; 
or from contiguous undeveloped land in the Township. 
The worst of these is West Prospect Street because it 
is a narrow residential street that could not safely 
accept a big increase in traffic. Few, if any, of 
the houses in the Holcomb Tract should use this street 
for access. South Greenwood, Columbia, and East Prospect 
Streets would be ~ore suitable but also should not 
be expected to carry too much more through traffic. 
Access from the Township property is clearly superior. 

2. The Skillman property fronts on a County road and should 
be developed to have primary access onto that road. 

3. The property in the northeast corner of town also 
presents special problems. Front Street would not be 
safe as an access road because its intersection with 
North Greenwood Avenue is dangerous. This lot should 
use access from the Township, from a new crossing of 
the railroad tracks, or from Washington Road. 

4. First and Second Avenues, largely paper streets in the 
southeastern corner of town,. can be extended to provide 
access to the o~en space in that area. 
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V. PLAN tMPLEMENTATION 

A. Introduction 

The revision of the Borough Master Plan is by no means the 
completion of the planninq ocogram. The Plan must be exam
ined and revised when necessary. It must be keot current 
and not be allowed to "gather dust" and eventually bear no 
resemblan ce to the real world situation in the community. 

Plan implementation involves various measures available to 
the Borough to insure execution of the Plan. These involve 
both legal and informal measures. The informal measures 
include educating the public and governmental officials 
responsible for the day-to-day decisions that have an aftect 
on Borough development, of the existence of a Master Plan. 
The legal measures, which are also known as land-use controls, 
include site-plan review, zoning, subdivision requlations, 
buildinq codes, and the like. There are ' additional aids 
to Plan i mplement~tion in the form of capital improvement 
n rogramming and various State and Federal programs for 
specific ? rojects. 

The ado?tion of the -Master Plan does not signify an end to 
the local planning effort. Planning is a continuous p ro
cess through time in a community alert to its changing 
needs. State law requires a ~eriodic review of the Plan 
and of the data supporting the Plan, with the necessary 
updating of various proposals or elements of the Plan. 
Data of the kind used in the planning process become invalid 
or obsolete as time pas9es. New data, therefore, must be 
acquired, analyzed and interpreted into an updated Plan as 
conditions require. In addition, a major feature of a con
tinuing planning program is that more detailed proposals may 
be developed for various elements of the Plan. 

Daily decisions as they are formed week after week, month 
after month, and year after year, are in the end those which 
create the community as it exists at a given point in time. 
There have been all too many instances of logical, even in
spired, Plans which failed to change the community in any 
effective way, in the course of time. To be effective, a 
Plan must live in the minds of those who make daily decisions 
to insure that those decisions are constantly workinq toward 
the final ~oal. 

B. Legal Requirements 

The Master Plan, upon adoption by the Planning Board, gives 
the community the legal basis for c0ntrol over tuture de
veloornent. The major points which are contained in the 
Municipal Land Use Law (chapter 291, ,Laws of N.J. 1975) are 
summarized as follows: 
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The location and design of new stree t s created through the 
?rocess of land subdivision or site pla n ap~roval may be 
required to conform to the provisions o f the Circulation 
Plan Element of the Master Plan. (40:55O-38B(2)). 

Where the Master Plan provides for the reservation of de
signated streets, oublic drainageways, flood control basins, 
or public areas, the Planning Board may require that such 
faciljties be shown and reserved in sub-divisions and site 
olans in locations and sizes suitable for their intended 
use. The reservation powers are effective for a period of 
one year after approval of a final plat. The munici?ality 
must compensate the owner for such a ction. (40:550-44). 

Whenever the governing body or other public agency proposes 
to spend public funds, incidental to the location, character 
or extent of a capital proiect, such Proposal must be re
ferred to the Planning Board for revi ew and recommendation . 
No action shall be taken without such recommendation or 
until 45 days have elapsed (40:550-31) . 

All of the provisions of a zoning ordinance, or any amend
ment or revision thereto shall either be substantially con
sistent with the Land Use Element of the Master Plan or 
designed to effectuate such ?lan element (40:550-62). 

C. Periodic Plan Review 

To ensure that an adopted Master Plan is kept current it 
should be reviewed ?eriodically and revised where necessary. 
The new Land Use Law. requires a periodic re-examination, at 
least every six years (40:550-89). 

Periodic re-examination. The governing body shall, at 
least every 6 years, provide for a general re-examina
tion of its master plan and development regulations by 
the planning board which shall p repare a report on the 
findings of such re-examination, a copy of which shall 
be sent to the county planning board and the municipal 
clerks of each adjoining municipality. The 6-year 
?eriod shall commence with the adoption or termination 
of the last general re-examination and shall be complet
ed within 6 years after the effective date of this act. 

Such reports shall state: 

a . The major problems and objectives relating to land 
development in the municipality at the time of such 
adoption, last revision or re-examination, if any. 

b. The extent to which such oroblems and objectives 
have been reduced or have increased subsequent to 
such date. 
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c. The extent to which there have been significant 
changes in the assumption, policies and objectives 
forming the basis for such plan or requlations as 
last revised, with particular regard to the density 
and distribution of population and land uses, housing 
conditions, circulation, conservation of natural re
sources and changes in state, county, and municipal 
policies and objectives. 

d. The soecific changes recommended for such ~lan or 
requlations, if any, including underlying objectives, 
oolicies and standards, or whether a new plan or regu
lations should be prepared. 
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VI. POLICY STATEMENT ON PLAN RELATIONSHIPS 

PJ The Municipal Land-Use Law requires that all local master 
plans include a specific policy statement indicating the 
relationship of prooosed development, as presented in the 
Master Plan, to the master plans of contiguous municipal
ities to the County Plan; and to related comorehensive ' 
guide plans (40:55D-28d). 

Hopewell Borough is one of two holes i n the douqhnut that is 
Hopewell Township (the other hole is Penninqton Borough). 
Traditionally, the boroughs have served as focal ooints for 
the townshiP; the boroughs have been the site of the shops, 
churches, schools, and frequently the retirement homes of 
township farmers. This relationship can continue under the 
plans of the Township and Hopewell Borough. The Township 
plan proposes reside ntial development circlinq the Borough. 
The Borough plan has denser residential develo~ment around 
its periphery with commercial and industrial development in 
the interior parts of town. 

The Borough Master Plan is also in harmony with the State 
Development Guide Plan, the land-use element of the Mercer 
County Master Plan, and the Delaware Valley Regional Planning 
Commission's Year 2000 Land-Use and Open-Space Plan -- all of 
which show dense development for the Borough. 
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