Borough of Bernardsville
166 Mine Brook Road
Bernardsville, NJ 07924
Somerset County

Administration (908) 766-3000  Fax(908) 766-2401
Engineering (908) 766-3850 Fax (908) 766-2788

Request for Proposals: Quimby Lane Redevelopment

Overview

The Borough of Bernardsville is seeking proposals from developers to implement the Quimby Lane
Redevelopment Plan (“the Plan”). This Request for Proposals (“RFP”) provides background on the Plan and
outlines the process and requirements for submitting proposals. After receipt of submissions, the Borough may
conduct interviews or request additional information in order to evaluate the materials received. Ultimately,
the Borough hopes to use the results of this RFP to enter into a Redevelopment Agreement (“RDA”) designating
a redeveloper(s) to implement the Plan (the “Designated Redeveloper(s)”).

Background

The Quimby Lane Redevelopment Plan Area (“the Area” or “Redevelopment Plan Area”) consists of 25 parcels
with diverse ownership that comprise roughly 5 acres of Downtown Bernardsville. Redevelopment of the Area
is a longstanding goal for the Borough. Recent efforts to inform the redevelopment process included a
community survey to understand residents’ preferences, and a solicitation to illuminate market expectations
from the development community.

On October 15, 2019, the Borough of Bernardsville Council adopted a resolution directing the Planning Board to
conduct a study to determine if the Area qualified as a Non-condemnation Area in Need of Redevelopment. On
January 13, 2020, following the preparation of a Preliminary Investigation and a recommendation by the
Planning Board, the Council declared that the Area qualified as a Non-condemnation Area in Need of
Redevelopment.

Subsequently, on October 13, 2020, the Borough Council adopted a Redevelopment Plan establishing land use
and development regulations for the Area. The Redevelopment Plan, which is included as Attachment A,
represents a milestone in the Borough of Bernardsville’s efforts to reimagine its downtown for the benefit of
generations of residents and visitors by setting forth a vision and standards for the Area. The Plan envisions a
lively mixed-use development with both day and night activities. Implementation is intended to increase
Borough tax revenues, attract millennials and other new residents, invigorate existing businesses, increase and
stabilize existing home values, and create public amenities.

The Plan divides the Area into six Sub Areas, and describes permitted land uses, bulk standards, and design
regulations for each. Of particular note is Sub Area 1, which is comprised of Block 70, Lots 3 and 4. The
designated developer for Sub Area 1, which is comprised of property controlled by the Borough, will be obligated
to satisfy specific obligations, including the preparation of a Conceptual Development Plan. These obligations
are outlined in Section 6.2.1 and 7.4.2 of the Plan.
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Importantly, the Plan also includes public benefits that the Borough expects to be advanced through
redevelopment and are essential to the success of the project. These improvements, which are outlined in
Section 5 of the Plan, include:

e Mine Brook Park, a public park on the west side of Quimby Lane as described in Section 5.4 of the
Plan;

Quimby Plaza, a central plaza as described in Section 5.5 of the Plan;

Parking that is visually unobtrusive, as described in Section 5.6 of the Plan;

Pedestrian connections as described in Sections 5.3 and 5.8 of the Plan; and

Affordable housing as described in Section 5.2 of the Plan.
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Purpose

This RFP is intended to obtain submissions from prospective redevelopers to effectuate the vision of the
Redevelopment Plan. The Borough’s strong preference is to use this RFP process to designate a single
redeveloper for the entire Area (the “Master Redeveloper”). The Borough believes identifying a Master
Redeveloper is the optimal way to ensure design and implementation of the project is cohesive, efficient, and
maximizes both public and private benefits. The qualified Master Redeveloper will exhibit a shared vision for
the area and the capacity to craft a comprehensive development scenario. The Master Redeveloper may
engage with other developers who own or control particular parcels of the Area so long as the single Master
Redeveloper takes full responsibility for the delivery of the amenities and public improvements required in the
Redevelopment Plan.
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If no Master Redeveloper is identified, the Borough seeks, at minimum, to use this process to identify a
Designated Redeveloper for the publicly owned property in Sub Area 1. As noted in the Redevelopment Plan
and alluded to above, the Designated Redeveloper of Sub Area 1 will be obligated to prepare a Conceptual
Development Plan for the Redevelopment Plan Area. The Conceptual Development Plan not only requires a
physical design, but also a phasing strategy and plan for apportioning the costs of public improvements between
and among the various Sub Areas. This obligation has been imposed to ensure that initial phases do not foreclose
on future opportunities or create other negative impacts. Because development of individual Sub Areas will
affect adjacent Sub Areas, this RFP, in most cases, requires respondent submissions to include concept plans for
properties beyond a single Sub Area.

Finally, the Borough recognizes that creation of sufficient on-site parking will pose a significant challenge —
especially if redevelopment is undertaken in multiple phases without a Master Redeveloper. To that end, the
provision of a shared parking garage should be considered a top priority among all respondents, especially any
entity seeking to be designated the Master Redeveloper. Based on analyses undertaken to date, the Borough
believes a parking garage that is accessible from Quimby Lane but sits below the grade of Mill Street and Olcott
Square, is likely necessary for the full development potential permitted in the Redevelopment Plan to be
realized. The Borough further recognizes the reality that construction costs would need to be apportioned
among all users of such a garage, based upon their relative parking requirements.

Submission Requirements
Responses to this RFP shall include the following:

1. Development Team

e Name, address, phone number, and e-mail address of primary redevelopment team contact

e Narrative summary of redeveloper qualifications

e Description of at least three comparable projects undertaken by the redeveloper. Comparable

projects should be similar in terms of scale, financial requirements, and context.

e Name, qualifications, summary of comparable projects for any member of the proposed design
team including architect and engineer
Evidence of the equity and debt sources currently available to complete the project, including a
letter from a financial institution noting the client relationship with the Respondent and stating
a general interest in participating in the financing of the project
e Summary of any pending or threatened litigation involving any team member

2. Project Proposal
e Narrative description of the proposed project and its compliance with the Redevelopment Plan
e Conceptual site plan, including:
e Building footprints with approximated finished floor elevations and number of stories
e Location and size of all applicable public improvements set forth in the Redevelopment
Plan superimposed on lot and block lines including:
e 10,000 square feet allocated to Quimby Plaza, including, if proposed, the use of
the northern half of Quimby Lane for buildings or public improvements
e Mine Brook Park and its connections to Quimby Plaza
e Pedestrian connection between the Boylan Terrace area and Train Station as
depicted on page 27 of the Redevelopment Plan
e Location and levels of parking spaces, with an identified allocation to each building and
showing strategy to hide visibility
e Allocation of uses by square feet (residential, restaurant, retail, etc.) on site plan
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Note: Respondents for Sub Area 1 and/or those seeking to be designated as Master
Redeveloper shall submit a conceptual site plan for the entire Area. Respondents
submitting proposals for Sub Areas 2, 3, 5 shall submit a conceptual site plan for all
properties within Block 70. Respondents submitting for properties within Block 71 may
limit their project proposal to the property in question.

Development program, detailing:

Proposed buildout in square feet for non-residential uses

Number of units, unit mixture, total square feet, tenure, and affordable/market-rate
breakdown for residential uses

Number of parking spaces

Narrative of envisioned architectural style including precedent imagery

Preliminary financial analysis including estimated development budget and any
anticipated public subsidy or other assistance to be requested. Respondents are
encouraged to provide whatever financial information necessary to substantiate the
estimated budget.

Narrative description of potential programming plan for Mine Brook Park and Quimby Plaza, if
applicable
Affirmation of intent to meet the following requirements if designated as Redeveloper:

Comply with applicable requirements of the Redevelopment Plan, including the
preparation of a Conceptual Development Plan for the entire Area and the provision of
required public benefits, if applicable.

Willingness to make best efforts to acquire properties not under Respondent’s
ownership or control required for implementation of the Redevelopment Plan, if
applicable.

Prepare and submit required Redevelopment Agreement attachments included in
Section 7.5 of the Redevelopment Plan

3. Implementation Approach

RFP Timeline

Timeline for completion of various phases of the project

Acquisition strategy, including a summary of any properties the respondent controls and a
summary of relevant contact with landowners in the Area (including any agreements).
Description of strategy for dealing with NJDEP Special Flood Hazard Area restrictions.
Description of strategy, if any, for relocating existing tenants within the Area, particularly the
United States Post Office.

If a respondent does not intend to construct the whole project:

A summary of which buildings will be constructed by the respondent and which portions
will be constructed by other developers

A summary of how the responsibility for public benefits will be apportioned amongst
developers of other Sub Areas.

The timeline for submission is as follows:

1. RFPissued: December 21, 2020
2. Deadline to submit questions: January 26, 2021 at 4:00 PM
3. Submission deadline: February 18, 2021 at 4:00 PM

Following receipt of responses, the Borough will conduct a thorough review of materials submitted. The
Borough may elect to conduct interviews with respondents at this time or request that additional material be
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submitted. After evaluating responses, the Borough intends to enter into negotiations with respondents with
the objective of submitting an RDA to the Borough Council for their consideration.

Evaluation Process
The Borough will evaluate RFP responses using the following criteria:
e Development team qualifications, with particular consideration given to:

e Relevance and success of comparable projects

e Demonstrated financial capacity for completion of this project in a timely manner in accordance
with the schedule to be agreed upon in the Redevelopment Agreement

e Currently available financial resources

o Development team experience with high-end developments

e Demonstrated collaborative style and approach towards working with public entities and other
property owners

e Track record for keeping to a rigorous timeline

e Compliance of proposed project with the adopted Redevelopment Plan, with particular consideration
given to:

e The provision of public benefits as described in Sections 5.2-5.8 of the Redevelopment Plan, as
applicable

e A comprehensive approach to redevelopment of the Area

e Quality of proposed design, with particular consideration given to:

e Contextual sensitivity to the surrounding area, particularly in terms of height and envisioned
building aesthetics. The Borough will look favorably upon projects that limit building height to
three stories while providing the public improvements required in the Plan.

e Proposed method for creating parking and minimizing visibility, particularly the extent to which
existing topography is leveraged

e Quality of proposed materials and design features

e Feasibility of the proposed project, with particular consideration given to:
e Current control of parcels or plan to control parcels included in the Area
e Financial feasibility of proposed project

Legal Qualifiers

e Anyredeveloper designation arising from this RFP is subject to the approval of the Bernardsville Borough
Council.

e The Borough does not control the majority of the property included in the Area.

e The Borough reserves the right to waive any submission requirements detailed in this RFP.

e The Borough reserves the right to identify a short list of respondents and conduct negotiations with any
or all of these respondents.

e The Borough reserves the right to reject all submissions to this RFP and name a Designated Redeveloper
independent of the RFP process.

Contact Information

All  questions should be submitted digitally to Anthony Suriano, Borough Clerk, at
asuriano@bernardsvilleboro.org. Responses to questions will be published on the Borough’s website as an
addendum to this RFP.

All submissions should be addressed to Anthony Suriano, Borough Clerk. Three hard copies of submissions
should be delivered to Mr. Suriano at Bernardsville Borough Hall, 166 Mine Brook Road, Bernardsville, NJ 07924.
A digital copy should be submitted to Mr. Suriano at asuriano@bernardsvilleboro.org.
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INTRODUCTION

The Quimby Lane Redevelopment Plan (the “Plan” or “Redevelopment Plan”) represents a
milestone in the Borough of Bernardsville’s efforts to reimagine its downtown for the benefit of
generations of residents and visitors to come. The Plan sets forth a vision and standards for a group
of properties in the vicinity of Quimby Lane and the Bernardsville Train Station that collectively hold
the potential to transform the community’s downtown, radically expanding the quality and quantity
of amenities and activities offered while facilitating high-quality development that will create a
critical mass of activity.

The properties governed by this Redevelopment Plan, as identified on the Borough'’s tax maps, are
Block 70, Lots 1, 2, 3, 4, 5, 6, 6.01, 6.02, 6.03, 6.04, 6.05, 6.06, 6.07, and 6.08; Block 71, Lots 4, 5,
5.01,6,7,8,9,10, 11, 12, and 13; and the Quimby Lane right-of-way. Through implementation of
this Redevelopment Plan, the Borough will facilitate development that reflects priorities detailed in
previous planning documents and sentiments expressed in community engagement efforts.

The formal redevelopment process for these properties began in 2019, when the Borough Council
determined that the site met the statutory criteria for designation as an “area in need of
redevelopment” pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A: 12A-1 et
seq. The corresponding resolution is included in this Redevelopment Plan as Appendix D. Prior to
this formal action, the future of the properties was assessed through a variety of processes, including
a public engagement process led by the Bernardsville Downtown Revitalization Committee, and a
Request for Proposals issued to developers to gauge market interest.

The above-mentioned properties may henceforth be identified as the “Site,” "Area,”
“Redevelopment Plan Area,” or “Properties”. The word “Project” is used to connote the proposed
redevelopment activities described in this Plan. Figure 1 below illustrates the location of the
Redevelopment Plan Area.
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1.1.

1.2.

Redevelopment Plan Area Map

| s ,

;5 71-9

Figure 1: Redevelopment Plan Area

Plan Overview

This Redevelopment Plan establishes parameters for conversion of the Site into a new center
of activity for the Borough of Bernardsville. The Plan envisions a combination of
development on both private and public properties to create a revitalized downtown core.
This vision is comprised of residential, retail, restaurant, and hotel uses, as well as a new
public plaza and park. The Plan was developed using input from the public and Borough
stakeholders, as well as extensive research regarding market and site conditions.

The Redevelopment Plan will create a new, European-style village at the center of
Bernardsville. This project will blend into the downtown, respecting its existing character
and historic architecture while incorporating modern design practices. Implementation of
the plan will attract residents and visitors alike, thereby benefitting not only the
Redevelopment Plan Area, but also the downtown and Borough generally.

Elements of the Plan include:

e Residential units, including affordable housing, to promote the downtown’s
community feel and benefit downtown businesses.
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e Active ground floor uses like restaurants and experiential retail.

e A new park, Mine Brook Park, to enhance the Mine Brook and its surroundings as a
public amenity.

e A new public space, Quimby Plaza, to accommodate community gatherings and
programming.

e Pedestrian paths to provide easy access to other points of downtown, the Train
Station, and surrounding residential neighborhoods.

e Parking that is adequate to support development, but hidden from sight so as not to
detract from private and public spaces created by redevelopment.

Collectively, the development and improvements outlined in this Plan will create a new
downtown hub and convert the area into a fulcrum of social, cultural, and economic activity
for the Borough.

The Redevelopment Plan Area is divided into different Sub Areas, each with their own
development regulations. Of particular importance is Sub Area 1, which is comprised of
land controlled by the Borough. In order to maximize the efficiency of the redevelopment
project and the resulting public benefits, the Redeveloper of Sub Area 1 shall be required
to develop a Conceptual Development Plan, the requirements of which are described in
detail in Section 7.4.2, that provides a framework for coordination between Sub Areas.

|.2.1. In accordance with the LRHL [N.J.S.A. 40A: 12A-7. A.2], this Plan establishes the
following proposed requirements for the Property:

Land Uses
Bulk Standards
Design Criteria

Building Requirements

Unless otherwise stated herein, the provisions set forth in the Plan shall supersede,
govern, and control the standards set forth in the Land Development Code of the
Borough of Bernardsville. Any standard, definition, or regulation in the Borough of
Bernardsville Municipal Code that is not specifically addressed by a superseding
standard, definition, or regulation in this Redevelopment Plan shall apply as part of
this Redevelopment Plan.
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LOCAL REDEVELOPMENT AND HOUSING LAW

The Borough of Bernardsville determined that the use of the redevelopment powers granted to
municipalities under the Local Redevelopment and Housing Law (LRHL) (N.J.S.A 40A:12A-1, et. Seq)
would be the most effective approach to revitalize the parcels contained in the Redevelopment
Area.

The Area was designated by the Borough of Bernardsville as an “area in need of redevelopment”
in accordance with the LRHL in 2019. The corresponding resolution designating the properties as
an "area in need of redevelopment” are included in Appendix D.

For more information, refer to Local Redevelopment and Housing Law (LRHL) Regulations + Policy
(Appendix A).
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RELATION TO OTHER PLANS

Pursuant to the LRHL, "all provisions of the redevelopment plan shall be either substantially
consistent with the municipal master plan or designed to effectuate the master plan” (N.J.S.A
40A:12A-7(d)). The Plan is significantly consistent with and intended to effectuate the Borough'’s
2004 Amended Comprehensive Master Plan and subsequent reexamination. This Plan is consistent
with the following plans as detailed in Appendix B.

Local Master Plan
o 2004 Amended Master Plan
o 2017 Master Plan Reexamination
o 2016 Open Space and Recreation Element
o 2005 Stormwater Management Element
e Surrounding Communities’ Master Plans
e Adjacent County Master Plan
e Somerset County Master Plan
e NJ State Development and Redevelopment Plan
e NJ State Strategic Plan
e NJ Smart Growth Principles
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4. SITE DESCRIPTION

4.1. Site Location + Existing Conditions

The Site is in the southeastern section of Bernardsville Borough and comprises much of
the historic and present downtown core of the Borough. The Site is bound by Mill Street
to the north, Olcott Square to the east, Mine Brook Road to the south, and Claremont
Road to the west. The Site is bisected by Quimby Lane.

Development on the Site predominately consists of commercial, professional, and public
uses, including the Bernards Inn, the Post Office, a movie theatre, several restaurants, auto
services, offices, other retail and service uses, and surface parking. One property, Block 71,
Lot 6, is a residential use. Structures in the Area are one to three stories.

Principal site access is provided via Mine Brook Road (US-202), a major southwest-
northeast arterial that runs through the Borough'’s core. Mill Street, Quimby Lane, and
Claremont Road also provide local site access.

The Site has connections to regional transportation via highway, bus, and rail. There are
two entries to 1-287 roughly 2 miles east and south of the Site accessible via US-202 and
Mount Airy Road, respectively. Transit access is provided at the immediately adjacent
Bernardsville Train Station, which is serviced by the Gladstone Branch of NJ Transit and
provides passenger rail service west to Gladstone and east to Summit and New York Penn
Station and Hoboken Terminal. Lakeland Bus Lines provide commuter bus service to and
from the Port Authority Bus Terminal in Manhattan, with a stop in front of the Train Station.

The area surrounding the Site is comprised of a diverse mixture of uses. These include
various commercial uses, residential areas, medical offices, and public facilities like the
Bernardsville Library, Bernardsville Train Station, Bernards High School, Borough Hall, and
police and fire stations.

4.2.  Property History

Originally known as Vealtown, Bernardsville was settled in 1736 as a section of Bernards
Township. The first permanent settler was Alexander Kirkpatrick, who settled at the Mine
Brook. Subsequent settlers followed and settled along the brook, which they used to operate
mills. Vealtown became Bernardsville in 1840 and an independent municipality in 1924.

Development in Bernardsville accelerated after the Civil War, when New Yorkers began
summering in the community, eventually becoming permanent residents. The Gladstone
Branch of the Morris and Essex commuter rail line was constructed through Bernardsville in
1872, further spurring its development and connection to New York City. The current station,
was completed in 1902 and is listed on the State and National Register of Historic Places
(NRHP)."

12004 Master Plan; Bernardsville: A History, http://www.bernardsvilleboro.org/History/
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By 1901, uses present within the Area included a livery, the Bernardsville Mill, dwellings,
hotels, a post office, a telegraph exchange, and various other shops and services. By 1909,
many shops had relocated into spaces adjoining the new Bernards Inn. During this period,

Quimby Lane was extended to Mill Street, completing the street pattern that exists today.
These development patterns are reflected in the figures below.
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Figure 2: Sanborn maps from 1901 and 1909 showing development in the vicinity of the site.

Development in and around the Site continued throughout the first several decades of the
twentieth century. Notably, the movie theater at the corner of Olcott Square and Mine Brook
Road was constructed by the early 1930s.
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A review of historic aerials taken from the latter half of the 20th century reveal that the Area
slowly evolved to cater to automobile-centric uses. Uses like surface parking lots, auto
dealerships, auto repair shops, and carwashes were introduced throughout the Area during
this period, many of which remain today. This transformation—from a dense, vibrant
downtown core with a walkable form into a more automobile oriented configuration—is
consistent with the evolution of downtowns in communities across northern New Jersey and
the country.

Like many of these other communities, Bernardsville has expressed a desire to undo some
of these auto-oriented changes. The Borough’s 2004 Master Plan noted: “Walking along
Quimby Lane reveals mixed land uses predominantly auto related but also including
parking, rear facades of buildings, post office and offices. These uses, while providing
certain commercial services, under-utilize their properties and present an unappealing
streetscape. Particularly unattractive is front yard pavement and parking and lack of
streetscape amenities such as landscaping.” The plan went on to encourage the Borough
to conduct a “study of the Mill Street/Quimby Lane area with the aim of improving the
streetscape, connecting parking areas, and introducing new land uses."?

In recent years, these recommendations have been advanced by the Bernardsville
Downtown Revitalization Committee, a group of volunteer citizens that undertook a series
of efforts to drive improvements in portions of the downtown, including the Site. These
activities included community engagement, exploring conceptual designs, and engaging
with the development community.

10

22004 Master Plan, pp. 66-67
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4.3.

4.4.

Existing Zoning

Figure 3: Existing zoning in the Redevelopment Area.

The Redevelopment Plan Area is located within the B-1 Zone. Block 71, Lots 4, 5, 5.01 and
6-11 area are also subject to the AHO-3 Affordable Housing Overlay. Zoning district
boundaries are reflected in Figure 3 above.

At the time of this writing, the Borough is considering a modification to the existing zoning
ordinance for the downtown area. This proposed modification informed the standards
contained in this Redevelopment Plan. Should this ordinance be adopted, the
Redevelopment Plan Area would fall within the Downtown Core and Downtown Claremont
zones. The Redevelopment Plan supersedes the existing and proposed zoning.

Property Restrictions + Implications

Topography + Slope: Elevation varies considerably throughout the site.
Generally, higher elevations are in the northern section of the site, and lower
elevations are in the southern section. Moving north to south on Quimby

Lane, the site elevation changes roughly 25'. Elevation changes are reflected
in Figure 4 below.
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As detailed in subsequent sections, the intent of this Plan is to use this change
in elevation to minimize the visual impacts of parking and building height.

Flood Hazard Area Restrictions: The Mine Brook runs north-south through the
western portion of the Site. Because of the Mine Brook, a significant portion
of the Site, including the area subject to the AHO-3 Affordable Housing
Overlay is located within the Federal Emergency Management Agency
(“FEMA") Regulatory Floodway and Special Flood Hazard Areas.
Development within these zones, particularly the Regulatory Floodway, is
subject to strict regulation, including by the New Jersey Department of
Environmental Protection. The boundaries of the Flood Hazard Area as
defined by FEMA are reflected in Figure 4 below.

Because of these conditions, this Plan minimizes the potential for new
development in the Regulatory Floodway. Projects pursued under this
Redevelopment Plan must adhere to all applicable regulations and seek all
necessary approvals associated with development in the Regulatory
Floodway and Special Flood Hazard Areas.

Phy5|cal Slte
Characteristics
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SECTION A

Craphe Min, Avg. Max Elevation: 190, 188, 402 Rt
Range Totabs Distance 689 11 Dlev Gl /Lovs 244 1L -252 M Max Shope: 2415, ~415% Avg Shepe: ST, -84%

SECTION B

Graph: Mis, Avg, Max Clevation: 378, 381, 391 ft
Range Totale: Divtance: SAS M Dlew Caln/Losk 196 ML - 15 A Max Slepe

Figure 4: Physical site characteristics in the Quimby Lane area of the of the Redevelopment Area

. Diverse Ownership: There are 21 unique owners in the Area.

Because of diverse ownership, successful implementation of the
Redevelopment Plan will require coordination between property owners or
consolidation of property ownership.

. US Post Office Property: Block 70, Lot 3 is currently occupied by the
Bernardsville Post Office. While the Borough owns the land, control of the
property is complicated by a ground lease on the site between the Postal
Service and a private party. This ground lease runs through at least April
2023. The complicated title condition on the property was cited as a rationale
for declaring it in need of redevelopment under Criterion E.

In order to expedite implementation of this Redevelopment Plan, efforts may
be undertaken by the Redeveloper(s) or the Borough to identify alternative
locations suitable to the Post Office.

. Mine Brook Road/US-202: Mine Brook Road/US-202 is one of the most
trafficked roads in Bernardsville, running through Downtown Bernardsville
and providing access to |-287. Effective vehicular circulation on this road is
essential to the vitality of the downtown and the economic success of the
Borough as a whole.

Because of the importance of traffic flow on US-202, projects pursued under
this Plan must include a Traffic Impact Study that analyzes, among other
things, impacts to circulation on US-202. The terms of the Traffic Impact Study
are detailed in Section 5.7. As a state road, modifications to US-202 are
subject to approval by the New Jersey Department of Transportation.

. Streetscape Conditions: Sidewalk and streetscape conditions vary greatly
throughout the Redevelopment Plan Area. In certain areas, including the
majority of Quimby Lane and portions of Mine Brook Road, sidewalks are
narrow, in disrepair, and lack plantings. Streetscape conditions are also
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negatively impacted by the quantity of curb cuts, particularly along Quimby
Lane, chaotic setbacks of building frontages, use of architectural features that
are unsightly and uncoordinated, paved front yards, and unscreened garbage
and utility facilities.

Because of existing streetscape conditions and the desire to create an
improved pedestrian environment, streetscape improvements, described in
Section 5.3, are required as part of any project implemented under the
Redevelopment Plan.
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PUBLIC PURPOSES

5.1.  Goals + Objectives

15

* Eliminate blight
e Protect the health, safety, and welfare of the citizens of Bernardsville by

redeveloping underutilized and stagnant properties that could more effectively
contribute to the well-being of the Borough.

e Promote Smart Growth development in areas well served by public transportation

e Eliminate detrimental influences such as obsolete land uses, faulty arrangement,
and complications of title.

= |ntroduce active uses that reinforce downtown as the commercial and civic center of
Bernardsville

e Add to Bernardsville's inventory of retail, restaurant, and experiential
downtown uses to bring activity to downtown from the Borough and
surrounding communities.

e Promote residential development that creates new foot traffic in downtown
Bernardsville to help support existing businesses and create new economic
activity.

e Create new commercial spaces to allow new businesses to thrive and improve
Bernardsville as a commercial center.

= Create public spaces that provide a central gathering location for all of
Bernardsville’s residents, new and old, as well as visitors

e Introduce flexible public spaces that can be programmed in a variety of ways
for a diverse group of users, including a public park that enhances the Mine
Brook and a hardscaped public plaza.

e Attract residents from throughout the Borough and outside of the Borough
to downtown public spaces, thereby creating increased opportunities for
existing and new businesses.

e Leverage the Area’s natural assets, including topography and the Mine Brook,
to provide the framework for memorable and contextually appropriate public
spaces.

* Promote a development pattern that supports multiple modes of transportation

e Develop circulation patterns and infrastructure necessary to improve the
Borough’s existing network and balance the needs of vehicles, pedestrians,
and cyclists.

e Provide sufficient parking to support the development program but use
topography to minimize the aesthetic and functional impacts.
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= Create a pedestrian-friendly atmosphere

e Incorporate pedestrian-oriented street elements that can improve safety,
create a more attractive streetscape, and increase the opportunity for
personal interactions among residents and shoppers, including adequate
street lighting, public benches, picnic areas, bicycle parking facilities, art
installations, street trees, crosswalks, associated safety signage, and other
streetscape elements.

e Provide a network of pathways within the site that connect buildings and
spaces within the Area and link the Area to the neighborhoods surrounding
it.

e Design site access and curb cuts in a way that does not adversely affect
pedestrian circulation.

» Extend high-quality architecture and design in downtown Bernardsville to new
construction to maintain the historical character of Bernardsville

e Use rigorous design standards to ensure architecture is reflective of
Bernardsville’s current and historic aesthetic.

e Develop and enforce fagade and signage design standards that result in
development in harmony with the character of Bernardsville’s most attractive
structures.

e Encourage the development of exemplary architecture that respects the
existing neighborhood fabric and contributes to the visual identity of
Bernardsville’s downtown core.

= Incorporate green infrastructure and sustainable design

e Incorporate street trees and green infrastructure elements into building and
landscaping designs to reduce stormwater runoff and improve local water
quality.

Promote development that uses the Mine Brook and the corresponding flood
plain regulations as an asset, rather than a limiting factor.

¢ Reduce impervious coverage along the Mine Brook to prevent flooding and
promote the absorption of stormwater runoff prior to entering the brook.

Reduce reliance on cars to reach recreational facilities by providing for a new
park within the core of the Borough.

Encourage the use of sustainable building standards and materials to reduce
environmental impact.

= Create new and equitable housing options
¢ Increase the inventory of rental housing options in downtown Bernardsville.

e Assist the Borough in meeting its affordable housing obligations by creating a
realistic opportunity for developing affordable housing.
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e Establish a mixture of affordable and market-rate units to ensure accessibility to
households at a range of income levels.

5.2.  Affordability

For developments with a residential component, a minimum of 15% of units shall be set
aside as affordable units on site. All affordable units shall conform with New Jersey Uniform
Housing Affordability Controls (N.J.A.C. 5:80-26.1 et seq.) and all applicable ordinances,
regulations, and statutes related to affordable housing.

As noted previously, development within the existing AHO-3 zone is expected to be severely
limited by flood hazard regulations. It is anticipated that a minimum of 80 residential units
will be created in implementation of this Plan, fulfilling the 12-unit affordable housing
requirement currently required under the AHO-3 zone.

Non-residential projects or commercial components of mixed-use projects shall be subject
to the Statewide Non-Residential Development Fee Act which requires a fee of 2.5% of the
equalized assessed value of the land and improvements.

5.3.  Streetscape Improvements
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Creating a safer and more hospitable pedestrian environment is crucial to the success of any
project pursued under this Plan. To that end, projects pursued under the Plan shall
incorporate streetscape improvements that reflect the prioritization of the pedestrian
experience. Streetscape improvements shall include street trees, lighting, defined curb lines,
and sidewalk construction. Permeable pavement and other pervious surfaces are
encouraged to the greatest extent possible.

Projects should integrate the streetscape with the proposed project by creating clear
pedestrian entrances that are accessible from the sidewalk, and by creating opportunities
for outdoor gathering areas and attractive landscaping. Parameters regarding materials,
landscaping, and other design details for streetscape improvements are included in Section
6.11.
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5.3.1.

Quimby Lane Streetscape Improvements

Figure 5: Example of pedestrianized street with active ground floor uses

Quimby Lane improvements are particularly important to the successful
redevelopment of the area. Quimby Lane will become a pedestrian oriented street
that facilitates an easy east-west pedestrian connection between the two blocks of
the Redevelopment Plan Area and acts as a bridge between the public spaces on
either side.

The northern portion of Quimby Lane will be a pedestrianized street that provides
for passive recreation, the opportunity for outdoor café seating that supports
adjacent restaurants, and a venue for special events, such as sidewalk sales. This
segment shall be designed to calm traffic and prioritize pedestrian movement.

The Plan anticipates that the northern portion of Quimby Lane will only
accommodate one-way traffic moving northbound to Mill Street. Limited vehicular
access is intended to provide continued access to properties within Block 71 that
have no other street access, and to ensure that implementation of the
Redevelopment Plan does not have detrimental impacts on traffic circulation in and
around the Redevelopment Plan Area.
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Figure 6: Northern and southern portions of Quimby Lane

The northern portion of Quimby Lane may be closed to vehicular traffic and
converted to developable area, however, provided the following conditions are met:

e Vehicular access to affected properties within Block 71 is provided through
alternative access points or no longer required due to property assemblage or
change of use; and

e A Traffic Impact Study is provided detailing the circulation impacts of the
modification , mitigative measures are proposed to address detrimental
impacts, if any, and a commitment to implement these mitigative measures
is formalized via a Redevelopment Agreement

Terms for closure of the northern portion of Quimby Lane, if pursued, shall be
detailed in a Redevelopment Agreement to be executed between the Borough
and Redeveloper.

The southern portion of Quimby Lane will provide access into the Redevelopment
Plan Area from Mine Brook Road. Full movement of motorized vehicles is allowed in
this portion of Quimby Lane, but it shall be designed as a shared street with a target
speed of no more than 15 mph. Pavement materials that emphasize pedestrian
activity as well as street furniture, bump-outs or other traffic calming measures shall
be used as part of the street design and help to slow vehicular traffic.
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5.4. Mine Brook Park

Implementation of this Plan will create a new public park along the Mine Brook ("Mine Brook
Park”). This public park will enhance the amenity of the Mine Brook by creating areas for
seating and passive recreation along the waterside. When constructed, the park will have
pedestrian connections along the waterway and between the park and Claremont Road, Mill
Street, and Mine Brook Road. Direct pedestrian connections should also be made between
the park and Quimby Plaza.

Figure 7: Exemplary public parks

The park will be located west of Quimby Lane and comprised of Block 71 properties. The
exact dimensions and location of the park are to be determined. Mine Brook Park shall be
designed in accordance with the design standards detailed in Section 6.11, Site Design
Standards. Reuse of existing buildings within Block 71 shall take place in a manner
complementary with the design and configuration of Mine Brook Park.

Mine Brook Park is intended to be owned by the Borough and the Borough is amenable to
utilizing its open space funds for the purpose of acquisition or construction. While the
Borough may contribute to the creation of the park through the use of funds, the
development of the park is anticipated to be accomplished through a public-private
partnership.

5.5. Quimby Plaza

20

Implementation of the Plan will create a new gathering space, Quimby Plaza, on Block 70.
Quimby Plaza will be a gathering place for residents and visitors for daytime and nighttime
activities, serve to create a walkable community feel, and help connect Olcott Square and
Mine Brook Park. Parameters for the design and location of Quimby Plaza are detailed
below. An illustrative concept showing plaza location and potential access points is included
in Figure 8.
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e Size and Location:

o The total square footage of Quimby Plaza should be roughly 10,000 square
feet, exclusive of pedestrian connection pathways.

o The core of Quimby Plaza shall be comprised of a portion of the eastern
section of Block 70, Lots 3 and 4. This portion of Quimby Plaza shall be
designed so that it can function, if necessary, on an interim basis as a
standalone plaza in advance of contributions of land from other adjacent
properties.

o Placement of buildings on Block 70, Lots 2, 5, and 6 (including all
condominium qualifiers) should be oriented such that unbuilt areas are able
to form extensions of, or pathways to, Quimby Plaza.

Figure 8: lllustrative diagram showing the potential location of the Plaza core on Lot
3/4 (dark green), potential expansions into adjacent properties (blue dash), and
conceptual pedestrian connection points (light green).

e Connection Points
o The Plaza should be accessible via paths from at least three connection
points. These connection points should be located on Mill Street, Olcott
Square, and Quimby Lane Pedestrian paths at connection points should be
a minimum of 20" wide.
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o Ground floor uses along pedestrian paths should be active in order to ensure
that the plaza retains the feel of a public space, rather than a private courtyard
for adjacent buildings.

Figure 9: An activated pedestrian pathway, similar to that which might be used to access
Quimby Plaza

e Design and Operational Characteristics
o Where possible, Quimby Plaza should be located on the roofs of parking
structures to create the appearance of underground parking, as reflected in
Figure 10 below.

Figure 10: Pittsburgh’s Mellon Square Park provides an activated plaza on the roof of a parking
structure.

o The configuration of Quimby Plaza between Sub Areas, particularly in terms
of layout, elevations, and design, shall be detailed in the Conceptual
Development Plan as required in Section 7.4.2.
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o Quimby Plaza shall be designed in accordance with the design standards
detailed in Section 6.11, Site Design Standards.

Figure 11: Plaza space illustrative of potential activities in Quimby Plaza

5.6.  Parking

Projects within the Redevelopment Plan Area shall be required to provide adequate parking
to accommodate their needs on-site or in a shared location within the Redevelopment Plan
Area. It is paramount to the success of the Plan that parking areas are obscured from sight
through the use of screened parking structures or underground parking. The Plan strictly
restricts the provision of surface parking. Providing additional public parking in excess to
what is required of any specific development is encouraged.

Redevelopers may be able to use the topography to create parking podiums that resemble
underground parking with minimal excavation. If parking podiums in low-lying areas are
utilized, developers are encouraged to design the podium in such a way that the roof of the
podium can be used as plaza space.
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Figure 12 below reflects how configurations of this type may be employed. The feasibility of
creating parking in the manner described is subject to further study by Redeveloper(s).

S B & 6B 6K .
o Sogde oo focde

& | UpperLevelPlaza ¢ © |
Lower Level Parking

Mill Street

Figure 12: Section diagram showing how topography may be used to shield parking.
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5.7.

Low-lying areas that may be suitable for the creation of podium or underground parking in
the manner described are reflected in Figure 13 below.

Figure 13: Low-lying areas potentially suitable for podium or underground parking

Shared parking agreements accommodating parking across Sub Areas may be pursued and
are encouraged. The terms of any shared parking agreement may be detailed in a
Redevelopment Agreement between the Borough and Redeveloper. If parking structures
have frontage along Quimby Lane, design techniques shall be utilized to minimize the
aesthetic impact of the parking area. Design standards for parking structures are included
in Section 6.10.

Traffic Impact Study

The Redeveloper shall conduct a Traffic Impact Study (“TIS”). The TIS shall conform with
applicable standards published by the Institute of Transportation Engineers (“ITE"). The
primary purpose of the TIS is to determine the impact of the project on traffic patterns and
if additional infrastructure improvements will be necessitated by redevelopment of the
Project Area. Any improvements required in connection with implementation of the
Redevelopment Plan shall be included in a Redevelopment Agreement to be executed by
the Redeveloper and Borough.
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The Traffic Study Area is reflected in Figure 14 below.
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Figure 14: Traffic study area

Any intersection to which 30 additional peak hour trips are generated within the Traffic Study
Area shall be studied. The analysis shall determine the site peak hour generation as well as
the roadway peak hour and study the critical hours.

The build and no-build levels of service (LOS) shall be determined, and any degradation in
level of service less than LOS D shall require mitigation.

The study shall also evaluate pedestrian phasing of traffic signals and recommend
sidewalk/pedestrian measures to encourage safe streets and accepted traffic calming
measures within the Traffic Study Area. Subject to the Borough's approval, proportional
contributions to multiple intersections may be combined by Redeveloper(s) to accomplish a
cost-effective improvement plan.

5.8.  Other Pedestrian Connections and Public Space Improvements

26

In addition to the Redevelopment Plan Area, the area in need of redevelopment designation
that forms the basis for this Plan includes the properties at Block 98, Lot 1; Block 124, Lot 1;
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and a portion of Block 144, Lot 1. These properties include the Amerman parking lot, the
Train Station parking lot, and the NJ Transit right-of-way.

The Borough has identified highly desirable public improvements located on and around
these properties which may be pursued by redevelopers acting in furtherance of this Plan.
These improvements would better connect the Redevelopment Plan Area to surrounding
neighborhoods and further augment available open space in and around downtown.

The improvements, reflected in Figure 15 below, include:

e Creating a direct pedestrian connection between the Boylan Terrace area and the
Train Station using the New Jersey Transit Right of Way

¢ Implementing public space improvements in underutilized areas around the Train
Station to create open space facilities for outdoor exercise activities, a dog park, or
similar.

i 7 pe 1] ; b 4 \ \3

Figure 15: Potential additional open space improvements

The Borough would look favorably upon projects that advance these improvements and
would consider amending this Plan to incorporate additional properties in order to facilitate
their construction.
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LAND USE

6.1. Overview

Because of constraints like diverse ownership and environmental limitations, land use
regulations have been designed to permit flexibility in project design, while ensuring the
Borough maintains control over the quantity, timing, design, and uses of the development
and public spaces created. In order to permit flexibility, the Redevelopment Area has been
divided into multiple Sub Areas, each with specific land use regulations.

Sub Area boundaries are reflected in Figure 16 below. Sub Areas may be developed
individually, or in conjunction with each other. Standards in Sections 6.8-6.11 shall apply to

all Sub Areas.
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6.2. Sub Area1

L1

2.1. Intent

Sub Area 1 consists of Block 70, Lots 3 and 4 and the adjacent portions of Quimby Lane.
Sub Area 1 sits outside of the mapped regulatory floodway and has topography that is
conducive to hiding parking. Importantly, it is controlled by the Borough, which allows for
the potential issuance of concessionaire’s permits, and a negotiated sale or lease. Because
of these unique characteristics, Sub Area 1 is the linchpin of the Redevelopment Plan Area.

Due to the Borough's ability to control the terms by which the site is transferred and its
unique potential, the Redeveloper of Sub Area 1 will have additional obligations. These
obligations shall include:

e Preparation of a Conceptual Development Plan as described in Section 7.4.2.
e Improvements to the northern portion of Quimby Lane as described in Section 5.4.1.
¢ Construction of the core portion of Quimby Plaza as described in Section 5.7.

6.2.2. Land Uses
. Permitted Principal Uses
o Mixed use
o Permitted Accessory Uses
o Outdoor dining
) Public plaza
o Parking structure
o Any uses that are customary and incidental to permitted principal uses
. Prohibited Uses
o Financial institution
o Beauty salon
o Pharmacy
o Convenience store
o Commercial laundromat
o Drive through
) Any uses not specifically permitted herein

6.2.3. Bulk, Density, and Placement Standards

. Lot Requirements:
Minimum Lot Area, Square Feet 23,000
Maximum Coverage, Improved 95%
Maximum Building Coverage 80%
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Placement Standards

Building setbacks shall be provided in accordance with the table below:

Setback from:

Front yard (Mill Street, Quimby 0’
Lane)*

Side yard (Lot 2)** 0’
Side Yard (Lot 5)** 0’
Rear Yard (Lot 6)** 0’

*Setback may be 0’ provided the building is between 12" and 16 from curb line
and streetscape standards contained herein are met.

**Setback may be 0" provided access in compliance with Section 5.7 is
provided from Quimby Lane to Quimby Plaza through development of Sub
Area 2, 3 or 5.

Building Height, Feet: The maximum building height in feet as measured from
the average top of the curb along Mill Street shall be 40’ to the deck of a flat
roof or the bottom of the eave of a sloped roof. Parapets shall not count
toward building height but shall not exceed 5'. The average top of the curb
shall be calculated using the average elevation of proposed building corners
along Mill Street. No portion of any building in this Sub Area shall exceed
this elevation.

Building Height, Stories: The maximum building height in stories shall be
three as measured from Mill Street, and four as measured from Quimby Lane,
so long as no portion of the building within 40" of the curb line of Mill Street
exceeds three stories.

Active Ground Floor Uses: At least 75% of ground floor frontage along Mill
Street and Quimby Plaza shall include permitted Active Ground Floor Uses.
Dual frontage uses facing Mill Street and Quimby Plaza should be provided.

Maximum Residential Density: The maximum residential density shall be 55
units per acre.

Ceiling Height:
o Ground Floor — 14" minimum
o Upper Level — 9" minimum

Vehicular Access: Primary vehicular access shall be from Quimby Lane.
Vehicular access may be permitted from Mill Street.

Primary Pedestrian Access: Primary Pedestrian Access shall be from Mill
Street.

Secondary Pedestrian Access: Secondary pedestrian access shall also be
provided from Quimby Plaza and Quimby Lane.

Quimby Plaza Contribution: At least 6,000 square feet of Sub Area shall be
allocated for Quimby Plaza.
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6.3.

Sub Area 2
6.3.1. Intent

Sub Area 2 consists of Block 70, Lots 1 and 2. Sub Area 2 shall be redeveloped to
accommodate a hotel, a mixed-use building, or a combination of uses. Redevelopment is
anticipated to incorporate and preserve the existing Bernards Inn. New development shall
result in improvements to the southern portion of Quimby Lane as described in Section 5.4.1.

2

6.3.2. Land Uses

. Permitted Principal Uses
) Mixed use
) Hotel
. Permitted Accessory Uses
o Outdoor dining
o Public plaza
o Parking structure
o Any uses that are customary and incidental to permitted principal uses

o Prohibited Uses

Financial institution

Beauty salon

Pharmacy

Convenience store

Commercial laundromat

Drive through

Any uses not specifically permitted herein

O O O O O O

6.3.3. Bulk, Density, and Placement Standards

. Lot Requirements:
Minimum Lot Area, Square Feet 22,000
Maximum Coverage, Improved 95%
Maximum Building Coverage 80%
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Placement Standards

Building setbacks shall be provided in accordance with the table below:

Setback from:

Front yard (Mine Brook Road, 0’

Quimby Lane)*

Side yard 0’ minimum
Rear yard** 0" minimum

*Setback may be 0’ provided the building is between 12’ and 16’ from curb
line.

**Setback may be 0" provided adequate access in compliance with Section
5.7 is provided to Quimby Plaza through development of Sub Area 1.
Building Height, Feet: Within 75’ of Mine Brook Road, the maximum building
height in feet as measured from the average top of the curb along Mine Brook
Road shall be 40" to the deck of a flat roof or the bottom of the eave of a
sloped roof. The maximum building height for portions of the building
located greater than 75’ from Mine Brook Road as measured from the average
top of the curb along Mine Brook Road shall be 50 to the deck of a flat roof
or the bottom of the eave of a sloped roof. Parapets shall not count toward
building height but shall not exceed 5’. The average top of the curb shall be
calculated using the average elevation of proposed building corners along
Mine Brook Road. Existing structures shall be exempted from this restriction.
Building Height, Stories: The maximum number of stories for portions of the
building within 75’ of Mine Brook Road, as measured from Mine Brook Road,
shall be three. The maximum building height for portions of the building
greater than 75’ from Mine Brook Road, as measured from Mine Brook Road,
shall be four. Existing structures shall be exempted from this restriction.
Active Ground Floor Uses: At least 75% of Mine Brook Road and Quimby
Plaza frontage shall include permitted Active Ground Floor Uses. Dual
frontage uses accessible from both Quimby Plaza and Mine Brook Road are
permitted.

Maximum Residential Density: The maximum residential density shall be 50
units per acre.

Ceiling Height

o Ground Level — 14" minimum

o Upper Level(s) — 9" minimum

o Banquet facilities, if provided, shall have a minimum ceiling height of 20".

Vehicular Access: Vehicular access is permitted from Quimby Lane.

Primary Pedestrian Access: Primary Pedestrian Access shall be from Mine
Brook Road.

Secondary Pedestrian Access: Secondary pedestrian access shall also be
provided from Quimby Lane and Quimby Plaza.
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. Open Space Contribution: A minimum of 5% of lot area shall be utilized as
publicly accessible open space. Open space should contribute towards
Quimby Plaza, whether as pedestrian pathways or expansion to the Plaza
core.

6.4. Sub Area3
6.4.1. Intent

Sub Area 3 consists of Block 70, Lots 6, 6,01, 6.02, 6.03, 6.04, 6.05, 6.06, 6.07, 6.08. This
Sub Area shall provide opportunities for both new mixed-use development and the potential
reuse of the existing movie theater.

6.4.2. Land Uses

. Permitted Principal Uses
) Mixed use
) Theater
. Permitted Accessory Uses
o Outdoor dining
o Public plaza
o Parking structure
) Any uses that are customary and incidental to permitted principal uses

o Prohibited Uses

Financial institution

Beauty salon

Pharmacy

Convenience store

Commercial laundromat

Drive through

Any uses not specifically permitted herein

O 0O O O O O O

Bulk, Density, and Placement Standards

. Lot Requirements:
Minimum Lot Area, Square Feet 23,000
Maximum Coverage, Improved 95%
Maximum Building Coverage 80%
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Placement Standards

Building setbacks shall be provided in accordance with the table below:

Setback from:

Front yard (Olcott Square, Mine 0’

Brook Road)*

Side yard** 0’ minimum
Rear yard 0" minimum

*Setback may be 0’ provided the building is between 12’ and 16’ from curb
line and streetscape standards contained herein are met.

**Setback may be 0" provided access in compliance with Section 5.7 is
provided from Olcott Square to Quimby Plaza through development of Sub
Area 5.

Building Height, Feet: The maximum building height in feet as measured
from the average top of the curb along Olcott Square shall be 40" to the deck
of a flat roof or the bottom of the eave of a sloped roof. Parapets shall not
count toward building height but shall not exceed 5'. The average top of the
curb shall be calculated using the average elevation of proposed building
corners along Olcott Square and Mine Brook Road.

Building Height, Stories: The maximum number of stories, as measured from
Mine Brook Road and Olcott Square, shall be three. No portion of any
structure shall have more than three above grade stories.

Active Ground Floor Uses: At least 75% of Olcott Square, Mine Brook Road,
and Quimby Plaza ground floor frontage shall include permitted Active
Ground Floor Uses. Dual frontage active ground floor uses fronting on Olcott
Square and Quimby Plaza should be provided.

Maximum Residential Density: The maximum residential density shall be 50
units per acre.

Ceiling Height:
o Ground Level = 14" minimum
o Upper Level — 9" minimum

Vehicular Access: Primary vehicular access shall be provided via Mill Street or
Quimby Lane. Vehicular access will require coordination with redevelopment
of those Sub Areas.

Primary Pedestrian Access: Primary pedestrian access shall be from Mine
Brook Road and Olcott Square.

Secondary Pedestrian Access: Secondary pedestrian access shall also be
provided from Quimby Plaza.

Open Space Contribution: A minimum of 5% of lot area shall be utilized as
publicly accessible open space. Open space should contribute towards
Quimby Plaza, whether as pedestrian pathways or expansion to the Plaza
core.




35

QUIMBY LANE REDEVELOPMENT PLAN

6.5. SubArea4
6.5.1. Intent

Sub Area 4 consists of Block 71, Lots 7 and 8. Sub Area 4 includes the only properties in
Block 71 that are, at least partially, outside of the FEMA Regulatory Floodway. As such, it
may be able to support more intensive development than other properties in Block 71.
Because of the transitional nature of the Sub Area on the edge of the Regulatory Floodway
and the uncertainty associated with the flood hazard area restrictions associated with this
condition, the Plan permits a wide range of uses.

Regardless of the use developed, it is imperative that the design of improvements in Sub
Area 4 be receptive to the presence of Mine Brook Park. The rear of the property should
remain open and publicly accessible to allow for entry to the Mine Brook.

6.5.2. Land Uses

o Permitted Principal Uses

Mixed use

Apartment building

Restaurant, Coffee Shop/Café
Restaurant, Food Hall
Restaurant, Liquor Licensed
Restaurant, Sit-Down

Retail Business

Townhouse

Park

Office, general and professional
Artisan manufacturing (including distilleries and micro-brewing)
Art Gallery

Co-Working

O 0O 0O 0O o o 0Oo o o o0 o o

. Permitted Accessory Uses
o Outdoor dining
o Any uses that are customary and incidental to permitted principal uses

o Prohibited Uses

Financial institution

Beauty salon

Pharmacy

Convenience store

Commercial laundromat

Drive through

Any uses not specifically permitted herein

O O O O O O
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AR

Bulk, Density, and Placement Standards

Lot Requirements:

Minimum Lot Area, Square Feet 20,000
Maximum Coverage, Improved 60%
Maximum Building Coverage 55%

Placement Standards

Building setbacks shall be provided in accordance with the table below:

Setback from:

Front yard* 0

Side yard 10" minimum
Rear yard 75" minimum

*Setback may be 0’ provided the building is between 12’ and 16’ from curb
line and streetscape standards contained herein are met.

Building Height, Feet: The maximum building height in feet as measured
from the average top of the curb along Quimby Lane shall be 35’ to the
bottom of the eave and 40’ to the top of the parapet. The average top of the
curb shall be calculated using the average elevation of proposed building
corners along Quimby Lane.

Building Height, Stories: The maximum number of stories, as measured from
Quimby Lane, shall be three. No portion of any structure shall have more than
three above grade stories.

Active Ground Floor Uses: At least 75% of building street frontage for non-
residential uses shall include permitted Active Ground Floor Uses.

Maximum Residential Density: The maximum residential density shall be 30
units per acre.

Ceiling Height:

o Ground Level, Non-Residential — 14" minimum
o Ground Level, Residential — 10’ minimum

o Upper Level — 9" minimum

Vehicular Access: Primary vehicular access shall be from Quimby Lane or Mill
Street.

Primary Pedestrian Access: Primary Pedestrian Access shall be from Quimby
Lane.

Secondary Pedestrian Access: Secondary pedestrian access shall be provided
from Mill Street and Mine Brook Park, if applicable.
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6.6. Sub Area5
6.6.1. Intent

Sub Area 5 consists of Block 70, Lot 5. Sub Area 5 shall be redeveloped to accommodate a
mixed-use building.

6.6.2. Land Uses
. Permitted Principal Uses
o Mixed use
. Permitted Accessory Uses
o Outdoor dining
) Public plaza
o Parking structure
) Any uses that are customary and incidental to permitted principal uses
. Prohibited Uses
o Financial institution
o Beauty salon
o Pharmacy
o Convenience store
o Commercial laundromat
o Drive through
o Any uses not specifically permitted herein

6.6.3. Bulk, Density, and Placement Standards

. Lot Requirements:
Minimum Lot Area, Square Feet 15,000
Maximum Coverage, Improved 95%
Maximum Building Coverage 80%

. Placement Standards

Building setbacks shall be provided in accordance with the table below:

Setback from:

Front yard (Mill Street)* 0
Front Yard (Olcott Square)* (0}
Side yard (Lot 4)# 0’
Side yard (Lot 6)** (0}

*Setback may be 0’ provided the building is between 12’ and 16’ from curb
line and streetscape standards contained herein are met.
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6.7.

Sub Area 6

#Setback may be 0 provided access in compliance with Section 5.7 is
provided from Olcott Square to Quimby Plaza through development of Sub
Area 1.

**Setback may be 0" provided access in compliance with Section 5.7 is
provided from Olcott Square to Quimby Plaza through development of Sub
Area 3.

Building Height, Feet: The maximum building height in feet as measured from
the average top of the curb along Olcott Square shall be 40’ to the deck of a
flat roof or the bottom of the eave of a sloped roof. Parapets shall not count
toward building height but shall not exceed 5'. The average top of the curb
shall be calculated using the average elevation of proposed building corners
along Olcott Square.

Building Height, Stories: The maximum number of stories, as measured from
Olcott Square, shall be three. No portion of any structure shall have more
than three above grade stories.

Active Ground Floor Uses: At least 75% of building street frontage on Quimby
Plaza, Mill Street, and Olcott Square shall include permitted Active Ground
Floor Uses. Dual frontage active ground floor uses fronting on Olcott Square,
Mill Street, Quimby Plaza, and/or Quimby Plaza pathways should be
provided.

Maximum Residential Density: The maximum residential density shall be 50
units per acre.

Vehicular Access: Vehicular access is permitted from Mill Street or Quimby
Lane via Sub Area 1. Vehicular access to existing commercial loading areas
in Sub Area 3 shall be maintained, unless alternate means of access are
provided via redevelopment of another Sub Area, or Sub Area 3's loading
area becomes no longer necessary.

Primary Pedestrian Access: Primary Pedestrian Access shall be from Olcott
Square.

Secondary Pedestrian Access: Secondary pedestrian access shall be provided
from Mill Street and Quimby Plaza.

Open Space Contribution: A minimum of 5% of lot area shall be utilized as
publicly accessible open space. Open space should contribute towards
Quimby Plaza, whether as pedestrian pathways or expansion to the Plaza
core.

Sub Area 6 consists of Block 70, Lot 4, 5, 5.01, 6, 9, 10, 11, 12, and 13. This Plan envisions
Sub Area 6 primarily as open space. A newly created Mine Brook Park will enhance the
amenity of the waterway and pedestrian connections will be made between the park and
nearby destinations. As this Sub Area is almost entirely located within the Mine Brook’s




39

QUIMBY LANE REDEVELOPMENT PLAN

floodway, development is highly restricted. Development within Sub Area 6 is primarily
limited to the reuse of existing structures or building footprints, and the creation of new open
space. All uses within Sub Area 6 should incorporate the presence of the Mine Brook in their

design.

Land Uses

Permitted Principal Uses

O 0O 0O 0O o o 0Oo o 0O o o o

Mixed use

Restaurant, Coffee Shop/Café
Restaurant, Food Hall
Restaurant, Liquor Licensed
Restaurant, Sit-Down

Retail Business

Townhouses

Park

Public plaza

Artisan manufacturing (including distilleries and micro-brewing)
Fitness Center

Art Gallery

Co-Working

Permitted Accessory Uses

o
o

Outdoor dining
Any uses that are customary and incidental to permitted principal uses

Prohibited Uses

O O O O O O

Financial institution

Beauty salon

Pharmacy

Convenience store

Commercial laundromat

Drive through

Any uses not specifically permitted herein

Bulk, Density, and Placement Standards

Lot Requirements:

Minimum Lot Area, Square Feet 5,000
Maximum Coverage, Improved Coverage, improved
shall  not  exceed

existing condition.

Maximum Building Coverage*

Building coverage shall
not exceed existing
condition.
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*If no building exists on a parcel, the Maximum Building Coverage shall be
equal to the average building coverage of adjacent properties.

° Placement Standards

Building setbacks shall be provided in accordance with the table below:

Setback from:

Front yard* 0

Side yard 10" minimum
Rear yard 10" minimum

*Setback may be 0" provided the building is between 12" and 16’ from curb line and
streetscape standards contained herein are met.

. Building Height, Feet: The maximum building height in feet as measured
from the average top of the curb of the roadway that provides the Primary
Pedestrian Access point shall be 25" to the bottom of the eave and 30’ to the
top of the parapet. The average top of the curb shall be calculated using the
average elevation of the proposed building corners along the roadway that
provides the Primary Pedestrian Access point.

. Building Height, Stories: The maximum number of stories, as measured from
the roadway that provides the Primary Pedestrian Access point, shall be two.
No portion of any structure shall have more than two above grade stories.

. Active Ground Floor Uses: At least 75% of building street frontage for non-
residential uses shall include permitted Active Ground Floor Uses.

. Maximum Residential Density: The maximum residential density shall be 18
units per acre.

. Ceiling Height:

o Ground Level, Non-residential — 14" minimum
o Ground Level, Residential = 10" minimum
o Upper Level — 9" minimum
. Vehicular Access: Primary vehicular access shall be from Quimby Lane or

Claremont Road.

. Primary Pedestrian Access: Primary Pedestrian Access shall be from Quimby
Lane or Claremont Road. Primary Pedestrian Access shall be from the
roadway that is closest to the main building entrance.

. Secondary Pedestrian Access: Secondary pedestrian access shall be provided
from other adjacent roadways and Mine Brook Park, if applicable.

6.8. Residential Unit Mixture

. Residential projects may include studios, one-bedroom, two bedroom, and
three-bedroom units. Market-rate components of residential projects shall
comply with the following requirements:
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o Studio: No more than 5% of units shall be studios.

o One-bedroom: No more than 30% of units shall be one-bedroom.

6.9.  Parking Requirements
. Vehicular Parking Requirements

Vehicular parking shall be required for new development or changes in use in
accordance with the table below:

Use Required Parking

Artisan 1 space/1,000 sq. ft.

Manufacturing

Art Gallery 1 space/300 sq. ft.

Auditorium, Theater 1 space/3 seats

Hotels 1 space/room plus 1 space/2
employees

Office, General and 2.5 spaces/1,000 sq. ft.

Professional

Residential 1.5 spaces/1-bedroom unit
2 spaces/2+-bedroom unit

Restaurants 1 space/3 seats

Retail 1 space/300 sq. ft.

Co-working 1 space/300 sq. ft.

Fitness center 1 space/300 sq. ft.

No parking shall be required for the first 2,000 sq. ft. of retail, or co-working space.
No parking shall be required for the first 15 restaurant seats.

. On-site shared parking: A shared parking plan may be approved by the
Planning Board for a mixed-use project based upon a recommendation of a
shared parking study by an appropriate professional.

. Off-site parking: Up to 95% of required parking may be located off-site. Off-
site parking may only be located in parking structures within the
Redevelopment Plan Area and subject to the terms of a Redevelopment
Agreement to be executed between the Borough and Redeveloper.
Accessible spaces may not be located off-site. If off-site parking is secured
via recorded easement or agreement of 20 or more years in duration, it may
be approved administratively. Absent the above, approval of off-site parking
agreements shall be subject to the separate approval of the Planning Board.

. Tandem parking: Tandem parking spaces within parking structures may be
approved by the Planning Board based upon recommendations by an
appropriate professional.
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Electric vehicle charging stations: A minimum of 5% of the spaces shall be
reserved for electric vehicle charging stations.

Surface Parking Setbacks

No more than 5% of the required parking shall be provided as surface
parking. Surface parking setbacks shall be provided in accordance with the
table below:

Setback from:

Primary Street None permitted
Secondary Street None permitted
Rear 5 ft. minimum
Side 5 ft. minimum

All other parking shall be provided in parking structures.
Bicycle Parking Requirements

Bicycle parking shall be required for new development or changes in use in
accordance with the table below:

Use Required Parking
Residential 1 space/2 units
Other 1 space/2,000 sq. ft.

Loading Requirements:

Loading requirements may be shared and aggregated between Sub Areas
where practical.

6.10. Building Design Standards

Construction within the Redevelopment Area should complement and contribute to the
historic character of architecture in downtown Bernardsville. Building design standards shall
apply to new construction in the Redevelopment Area.






