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Parks ide Plaza

Shabakunk Creek Water  Qual i t y  and Flood Control  Projec t

New I n- f i l l  Af fordable  Housing

Creat ion of  Shabakunk Creek Park

V i s i o n  a n d  I n t e n t ~
Since the adoption of the 1999 Olden Avenue Redevelopment Plan (the Plan), the Ewing Township Redevelopment Agency (ETRA) 
has continued to work closely with both public and private sectors to implement the Plan. Much has been learned in the past 10 
years that has led the Agency to revisit the Plan. The goal of this new approach is to formulate a new direction for the Township’s 
commercial spine in a way that embraces and coordinates with existing land owners, developers, the business community, 
surrounding municipalities, and the Township’s Board and Commissions. To achieve this highly coordinated approach,  this new 
Olden Avenue Redevelopment Plan will assist the marketplace to improve by creating new opportunities to spur economic growth 
within the Township.

ETRA seeks to implement a vision that not only benefits and sparks growth in the region, but more importantly, strengthens the 
Township’s tax base. Under State Law, redevelopment plans and associated redeveloper agreements are among the few ways a 
municipality can establish and enforce strong design standards and public-private partnerships. Redevelopment plans can not only 
improve aesthetic quality, but also enhance the value of investment opportunities. 

This Plan allows the Township to implement its vision for Olden Avenue with sufficient flexibility built into the zoning standards 
that will facilitate private marketplace’s ability to propose projects without compromising the Area’s future growth potential.  
Combined with a predictable development review process, this Plan will allow the Township the ability to effectively market itself 
while streamlining efforts by Town staff and Boards to implement the Plan.

The 2009 Olden Avenue Redevelopment Plan envisions a transformation of the area into an active place. Business will thrive from 
enhanced access by multiple modes of transportation including bicycle and pedestrian. Creating of a climate where residents of 
Ewing Township and beyond come to enjoy the Avenue’s amenities as they once did back in the days of Brieler’s and the Parfait 
House is important toward creating economic diversity. Once again Olden Avenue will be the dynamic place it used to be, but built 
according to today’s standards. 

E x e c u t i v e  S u m m a r y

Redevelopment Area Successes
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 G e n e r a l  G o a l s  o f  t h e  P l a n ~

To make this vision real, the following Goals apply throughout the Olden Avenue Redevelopment Area:

A. Create a strong tax base that holistically combines proven planning and design techniques into a solid business 

-friendly atmosphere.

B. Improve the functional and physical layout of the Area’s street pattern which will calm regional through traffic, 

benefit businesses, and encourage walking, bicycling and public transportation. 

C. Establish a network of open spaces that unites all development through the integration of the greater Ewing Township 

and Mercer County open space network.

D. Create public spaces throughout the area that provide focal points within each Sub-area.  Focus on areas that may 

not be in Ewing but are community assets and should also be explored. 

E. Employ an integrated approach where today’s projects do not inhibit the greater long-term vision for growth and 

development

F. Improve pedestrian safety through a variety of techniques including traffic calming, intersection improvements and 

street-oriented land use patterns, where appropriate

G. Control parking in the area by promoting shared parking as well as mixed private/public garage facilities and shared 

access drives.

H. Create parking standards and regulation of parking placement within buildings to ensure that it is screened from 

view at sidewalk level by effective architectural treatment.

I. Coordinate all development with new and existing land uses, circulation patterns, existing and proposed mass 

transit facilities, and streetscape improvements.

J. Provide site improvement standards that seek to implement this comprehensive plan including height, setbacks and 

massing.

K. Promote development that utilizes residential land uses as tool to spur economic development. Housing should 

include provisions for senior citizen, student and affordable housing.

L. Create a destination where monumental gateways, unique and innovative architecture blend with surrounding 

neighborhoods.

M. Create, where appropriate, mixed-use buildings that offer lively ground floor uses to enliven the streetscape and 

works to attract a variety of business types.

N. Create new retail and office space for the area and the Township at large.

O. Allow for short-term implementation of this plan by also considering long-term possibilities of alternatives to the 

existing traffic patterns in the Area.

P. Promote cooperative intergovernmental efforts between the Township of Ewing, City of Trenton, Lawrence Township, 

Mercer County, NJDOT, NJDEP, and NJ Transit toward regional stormwater control, regional traffic patterns, new and 

existing public transit facilities, and open space funding.

Q.  Encourage investments in redevelopment and infrastructure that are responsive to the context and that best promote 

the opportunities and assets identified in the Opportunity Map (Map 2).



O l d e n  A v e n u e  R e d e v e l o p m e n t  P l a n
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A r e a  D e s c r i p t i o n ~
The Olden Avenue Redevelopment Area encompasses approximately 584 acres of land in over 800 lots. It has nine 
“Subareas” with distinctive characteristics. Each Subarea’s vision and development standards are described fully 
in the Plan. 

Subarea 1  Pennington Road Neighborhood Commercial 
This Subarea is the northwestern “Gateway” into the Area. The Plan envisions creating better 
connections to and from adjacent neighborhoods to goods and services offered along Olden Avenue. 
Aesthetic improvements working with sidewalk enhancements offer an opportunity to develop a 
stronger economic climate throughout.

Subarea 2  Prospect Street Mixed Use Community
Located at the heart of the Area, the Plan works toward creating a dynamic central core around 
Prospect Street while enhancing economic development opportunities along the Avenue itself. 
Through a coordinated development approach, traffic and pedestrian circulation improvements 
will work directly with new development to create a place where citizens of Ewing can live, work 
and shop. The College of New Jersey could also establish a presence here as well.  

Subarea 3  Spruce Street Small Business/Light Industrial 
Improving access for the entire area by extending Fifth Street to Industry Court while allowing the 
potential to connect to Whitehead Road Extension has long been a goal of the Township. This Plan 
takes the goal of enhancing circulation throughout the Region and combines it with the ability to 
facilitate economic growth for small business and light industrial sector within this Subarea.

O l d e n  A v e n u e  R e d e v e l o p m e n t  S u b a r e a s
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Subarea 4  Mercer Crossings 
This subarea works toward a regional approach to development that coincides with the 
recommendations of the “Mercer Crossings” ULI Report. Doing so, the area has the ability to 
integrate the Trenton Farmers Market area of Lawrence Township as well as take advantage of 
the high counts of pedestrians from Trenton neighborhoods seeking goods and services along 
the Avenue.
 

Subarea 5 Stout Avenue Neighborhood 
The rehabilitation of existing residences will be encouraged while providing a variety of 
additional housing options. Redevelopment and reinvestment on properties that currently remain 
underutilized or vacant provides the opportunity to strengthen this neighborhood by taking 
advantage of its strategic location. Given the neighborhood’s proximity to existing parks and 
open space, Brownfield sites and vacant property make for prime investment opportunities.
 

Subarea 6 Calhoun Street Regional Commercial/Industrial 
The long-term redevelopment potential for this area aside, the Plan continues to allow industrial 
uses within this subarea to operate and improve their properties and expand, but in a manner 
that is respectful of surrounding neighborhoods. Properties that front North Olden Avenue will 
also be encouraged to redevelop in a manner that works to unify both side of the Avenue while 
allowing pedestrian access to and from adjacent neighborhoods.

Subarea 7a  Prospect Park Small Business/Light Industrial 
This area continues to facilitate expansion of small business opportunities in the Township. 
Additionally, assistance will be provided for the few remaining residential property owners should 
they choose to relocate to the new in-fill housing opportunities located in the neighborhood.
  

Subarea 7b Prospect Park Neighborhood 
The use of property tax incentives and homeownership programs within subarea 7B will help 
facilitate the rehabilitation and construction of new in-fill housing between Weber Avenue and 
Ingham Avenue. Support for housing programs and services will work to improve and stabilize 
the neighborhood for its current residents. Light industrial uses are also permitted but with 
strong buffers that protect residential land uses.

Subarea 8 Arctic Parkway Transitional
The intent of this subarea is to facilitate a smooth transition between the mixes of land uses 
that exist on all sides of it, particularly the residential neighborhoods.  Additionally, Shabakunk 
Creek improvements will also work to complement the Township’s water quality project, and 
where feasible, add additional flood reduction measures that will continue to control flooding 
in the Region.

The Plan works  to  incent iv ize  exist ing proper t y  owners  to  coordinate  redevelopment 
and re investment  in  order  to  create  a  better  place to  do business.
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I m p l e m e n t a t i o n  o f  t h e  P l a n ~
The land uses and building requirements set forth in these Standards apply to the redevelopment of individual lots that conform, or 
are combined to conform to the lot size requirements of this Plan. Properties can be combined through a variety of binding legal 
instruments, including mutual easement agreements, Real Estate Investment Trusts (REITs), cooperative partnerships (limited 
partnerships, limited liability corporations, etc.), or even cross access easements to connect parking lots and/or walkways. The 
Township shall also have the ability to support redevelopment projects with alternative, non-conforming parcel configurations 
that substantially meet the goals and requirements of the Plan and do not negatively affect the development potential of 
adjoining properties or vision of this Plan.

Legal uses in existence in the Olden Avenue Redevelopment Area as of the date of the adoption of this Plan that are rendered 
non-conforming as a result of the Plan shall be considered legal pre-existing non-conforming uses.  Such uses shall continue to 
be regulated under development approvals existing as of the date of the adoption of this Plan. While ETRA will encourage owners 
of properties containing pre-existing non-conforming uses to conform to the uses and design standards set forth in this Plan, 
such property owners shall be under no obligation to conform to such uses and design standards, unless they seek to expand.  All 
properties, of course, must continue to comply with the applicable provisions of Township health, safety and land development 
ordinances.  Existing businesses seeking amended site plan approvals or expansions of legal pre-existing non-conforming uses 
are also eligible for property tax incentives and other applicable incentives to create those site improvements and alterations 
constructed in furtherance of this Plan.

The goal of the Township and ETRA is to create a “spirit of community” in the Olden Avenue Redevelopment Area whereby all 
existing and new property owners’ work in concert toward improving of the entire area. 

 
....From Concept to Construction....

Procedure & Approval Process Synopsis
All projects within the Olden Avenue Redevelopment Plan area will follow the following procedure as 

is consistent with the Township’s current development review process...

1. Upon an applicants contact with the Township the project may appear before the Site Review Committee for 

conceptual review or be referred directly to the Ewing Township Redevelopment Agency (ETRA), for all projects 

located within the Redevelopment Area. A set of procedures, with all submission requirements and contact 

information, will be available upon first contact with the Township.

2.  Upon referral to ETRA, the Executive Director may hold an initial meeting with the prospective developer and/

or property owner to determine:

a. Level of detail necessary for ETRA review and recommendation.

b. The most appropriate meeting date for project review. Or,

c. If the project should be referred directly to the Site Review Committee.

3. If seeking the benefits of the OARP, ETRA review would then allow for:

 a. Professional review if necessary

 b. The Designation of the Developer if necessary

 c. Creation of a Redevelopment Agreement if necessary

4. ETRA’s review and recommendation of a project will then be formally sent to the Planning Board by way of 

letter. ETRA’s review will include: 

 a. Agreed-upon key site plan considerations and negotiated public improvements

 b. Any deviations from standards necessary for the project that may or may not ETRA supports

5. Any issues that the Site Review Committee or Planning Board finds in need of addressing may require an 

additional meeting with ETRA to resolve any such issues. In the event of the dissolution of the Site Review 

Committee, ETRA will deal directly with the Planning Board.

6.  Project seeks Planning Board approval.
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I n c e n t i v e s  t o  I m p l e m e n t  t h e  P l a n ~
The Redevelopment Plan serves as the principal tool to not merely guide the revitalization of the Olden Avenue Redevelopment 
Area but promote it as well. While ETRA and the Township Council approve the Redevelopment Plan, the residents, business and 
property owners of Ewing Township have the opportunity to recommend modifications and improvements to the plan as needed 
for the plan to remain current and relevant. Successful implementation will require continuous outreach to the residents and 
commercial property owners in the redevelopment area and judicious use of redevelopment tools and financial incentives by the 
Ewing Township Redevelopment Agency.

The Local Redevelopment and Housing Law permits ETRA to enter into payment in lieu of tax agreement (PILOT) to effectuate 
the implementation of this Plan. Eligible projects within the Redevelopment Area may request a PILOT through a Redevelopment 
Agreement. A PILOT is not a tax exemption, it is an incentive to improve a property that effectively “freezes” the property’s pre-
development tax payment while the improvements are deferred over a timeframe until eventually, and incrementally, 100% of 
the property’s improvements are assessed into the Township’s budget. The Township will never receive less on the property than 
it did prior to the redevelopment project. The difference is that the PILOT does not have to be apportioned to the county, school 
district, fire districts, etc., the way it would revenue from property taxes- although the Township may wish to provide the schools 
with funding.

By encouraging the private market to contribute to the Area’s economic diversity will not merely increase the Township’s ratable 
base, but will also improve surrounding neighborhoods and stabilize and strengthen the tax base. The vision of this Plan will lead 

the Township toward a sustainable and competitive business climate. Some of the Plan’s policies include: 

Inclusion of  Affordable Housing~ 
All projects will address their COAH obligation through Township’s Fair Share Affordable Housing Plan.

Off-Tract  Improvements~ 
All projects will make the necessary infrastructure improvements. 

Parks/Open Space~ 
New and expanded park opportunities will be created through coordination.

Environmentally Friendly or “Green” Design~ 
The Plan encourages “Green” development practices. Streetscape improvements will not merely shade streets 
and improve aesthetics but will work to increase albedo.

Contextual  Design~ 
All development will be coordinated with future development opportunities in mind in order to creat a sustainable 
economic climate. 

Plan I mplementat ion wi l l  mean a  progress ion of  aesthet ic  
improvements,  as  wel l  as  st reetscape standards  that  work  to 
calm traf f ic  and improve the economic  c l imate.

Today

Shor t-term

Longer-term



A vis ion for  the future  of  the Redevelopment  Area could include a  satel l i te  campus for  TCNJ that  would reduce 
expansion pressures  on the neighborhoods surrounding the Col lege’s  current  locat ion whi le  s imultaneously 
creat ing a  place where res idents  can enjoy amenit ies  not  current ly  of fered within  the Township.
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