
ORDINANCE NO. 2024-23 
 

AN ORDINANCE OF THE BOROUGH OF FLEMINGTON ADOPTING AN AMENDED 
HISTORIC DISTRICT MAP 

 
WHEREAS, pursuant to Resolution 2024-14, the Planning Board of the Borough Flemington 

recommended the adoption of an amendment to the Borough’s Historic District Map; and 
 
WHEREAS, the procedural history and posture of this amendment are delineated in 

Resolution 2024-14 as appended hereto as Exhibit A; and 
 
WHEREAS, pursuant to Section 1631(L)(3)(j), subsequent to the receipt of the report of the 

Planning Board, the governing body shall act upon the proposed designation list and map and may 
approve, reject or modify by ordinance the designation recommendations made by the Planning Board.  

 
WHEREAS, upon request of the property owner, the Planning Board reviewed the garage at 

8 New York Avenue, Block 19, Lot 7, and determined it was not a contributing structure in the historic 
district, pursuant to Resolution 2024-14 adopted on August 27, 2024; and 

 
WHEREAS, John D. S. Hatch, FAIA, LEED AP of Clarke Caton Hintz, has prepared an 

amended historic district map dated September 9, 2024, and attached hereto as Exhibit B; and 
 
WHEREAS, it is now appropriate for the Borough to adopt the above-referenced amended 

map. 
 
NOW THEREFORE BE IT ORDAINED by the Mayor and the Borough Council of the 

Borough of Flemington as follows: 
 
Section I 
 
 The report of the Planning Board of the Borough Flemington, as conveyed to the Borough 
Council pursuant to Resolution No. 2024-14 (appended hereto as Exhibit A), is hereby approved 
pursuant to the power delegated to the governing body in Section 1631(L)(3)(j) of the municipal code 
of the Borough of Flemington. 
 
Section II 
 
 The Historic District map dated September 9, 2024, prepared by Clarke Caton Hintz, and 
appended hereto as Exhibit B, is hereby adopted. 
 

Section III 
 
 This ordinance is hereby referred to the Planning Board of the Borough of Flemington 
pursuant to the Municipal Land Use Law, N.J.S.A 40:55D-1 et seq. 
 
Section IV 
  

All ordinances or parts of Ordinances inconsistent with this Ordinance are hereby repealed to 
the extent of such inconsistency. 
 
 



Section IV 
  

If any section, paragraph, subdivision, clause or provision of this Ordinance shall be adjudged 
invalid, such adjudication shall apply only to this section, paragraph, subdivision, clause or provision 
and the remainder of this Ordinance shall be deemed valid and effective. 
 
Section V 
  

This ordinance shall take effect upon adoption and publication in the manner required by New 
Jersey general law. 
 

ATTEST: 

Introduced:  October 15, 2024 

Adopted:   

  

_______________________________ 
Marcia A. Karrow, Mayor 
 
 
_______________________________ 
Carla Conner, Borough Clerk 
 
 



ORDINANCE NO. 2024-24 
 

AN ORDINANCE AMENDING CHAPTER 7A (TRAFFIC SCHEDULES) TO CREATE 
A FOUR-WAY STOP INTERSECTIONS AT MINE STREET AND STANGL ROAD, 
MINE STREET AND PARK AVENUE, AND BROAD STREET AND BLOOMFIELD 

AVENUE 
 
WHEREAS, traffic and parking regulations for the Borough of Flemington are contained in 
Chapter 7A and Chapter 7 of the municipal code thereof; and 
 
WHEREAS, the Borough Council wishes to create a four-way stop intersections at Mine Street 
and Stangl Road, Mine Street and Park Avenue, and Broad Street and Bloomfield Avenue; 
 
NOW, THEREFORE, BE IT ORDAINED by the Borough Council of the Borough of 
Flemington, in the County of Hunterdon, State of New Jersey, that a new section to Chapter 7A 
shall be created at Section 7A-20 and shall be entitled Schedule XX: Compact Cars and a new 
section to Chapter 7 shall be created at Section 7-5B entitled “Designated Compact Cars Zones”: 
 
SECTION I. 
 
Section 7A-20 is hereby amended as follows (struck through portions are to be removed; bolded 
and underlined portions are to be added): 
 
In accordance with the provisions of § 7-7.3, all intersections listed below are hereby designated 
as Four-Way Stop Intersections. 
 

SCHEDULE VI-B: FOUR-WAY STOP INTERSECTIONS 
Broad Street and Maple Avenue A STOP sign shall be installed on Broad Street, the southbound 

lane. 
Broad Street and Maple Avenue A STOP sign shall be installed on Broad Street, the northbound 

lane. 
Broad Street and William Street A STOP sign shall be installed on Broad Street, the southbound 

lane. 
Broad Street and William Street A STOP sign shall be installed on Broad Street, the northbound 

lane. 
Broad Street and Pennsylvania 
Avenue 

STOP signs shall be installed on or near the right side of each 
such intersecting street. 

Broad Street and Bloomfield 
Avenue 

STOP signs shall be installed on or near the right side of each 
such intersecting street. 

Elwood Avenue and Maple Avenue   
STOP signs shall be installed on or near the right side of each 
such intersection street. 



SCHEDULE VI-B: FOUR-WAY STOP INTERSECTIONS 
Mine Street and Bloomfield 
Avenue 

STOP signs shall be installed on or near the right side of each 
such intersecting street. 

Mine Street and Stangl Road STOP signs shall be installed on or near the right side of each 
such intersecting street. 

Park Avenue and Court Street 
Intersection: 

 

Park Avenue and Court Street A STOP sign shall be installed on Park Avenue, the southbound 
lane. 

Park Avenue and Court Street A STOP sign shall be installed on Park Avenue, the northbound 
lane. 

Park Avenue and Capner Street A STOP sign shall be installed on Park Avenue, the southbound 
lane. 

Park Avenue and Capner Street A STOP sign shall be installed on Park Avenue, on the 
northbound lane. 

 
SECTION II. If any part of this ordinance is for any reason held to be invalid, such decision shall 
not affect the validity of the remaining portions of the ordinance. 
 
SECTION III. Should any section, paragraph, sentence, or clause of this ordinance be declared 
unconstitutional or invalid for any reasons, the remaining portions of this ordinance shall not be 
affected thereby and shall remain in full force and effect and, to this end, the provisions of this 
ordinance are hereby declared severable.  
 
SECTION IV. This ordinance shall take effect upon adoption and publication in the manner 
prescribed by New Jersey general law. 
 

ATTEST: 

Introduced:  November 25, 2024 

Adopted:   

  

_______________________________ 
Marcia A. Karrow, Mayor 
 
 
_______________________________ 
Carla Conner, Borough Clerk 
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ORDINANCE NO. 2024-25 
AN ORDINANCE AMENDING CHAPTER 12 LAND DEVELOPMENT DEFINITIONS 
OF THE BOROUGH CODE AND CHAPTER 26 ZONING OF THE BOROUGH CODE 

 
WHEREAS, pursuant to N.J.S.A. 40:55D-62b, the Mayor and Council of the Borough of 

Flemington (the “Council”) is authorized and empowered to adopt and amend the zoning 
ordinances of the Borough of Flemington; and  

WHEREAS, the 2022 Land Use Element recommended several revisions to the 
permitted uses in the DB and DB II districts; and  

WHEREAS, the 2022 Land Use Element states that within the DB district uses which 
are not active, such as offices, disrupt commercial activity within the district, which principally 
includes Main Street;  

WHEREAS, the 2022 Land Use Element states that the Borough should expand 
permitted uses within the DB district that will advance goals of attracting residents and visitors 
and creating an active and vibrant downtown, especially during nights and weekends, and 
recommended new uses for incorporation into the DB district;  

WHEREAS, there is concern about the lack of activity in the downtown as a result of 
vacant first floor spaces and uses; 

WHEREAS, there is concern that office uses contribute little to attracting residents and 
visitors to the downtown for the following reasons: hours of operation that typically do not 
include nights and weekends, there is no need to provide and they typically do not provide an 
engaging or interesting first floor designs as a result of a lack of window displays and inviting 
signage, and they are a barrier to establishing a concentration of retail, service, and entertainment 
uses which best contribute to creating a vibrant downtown that encourages pedestrian traffic 
throughout the district;  

WHEREAS, the amendments herein to the DB Zoning District are intended to facilitate 
cohesive commercial uses in the downtown along Main Street that are active and inviting to 
residents and visitors alike; and  

WHEREAS, the DBII district historically and currently serves as a transition between 
Main Street, the DB district and the VAS district, as well as residential neighborhoods, 

WHEREAS, the DBII district permitted uses should be revised to better attract residents 
and visitors to those areas; however, the uses should be sensitive to the lower intensity nature of 
the district as compared to the DB district as well as the adjacency of residential neighborhoods;   

WHEREAS, there are several land use definitions that should be revised to ensure clarity 
of the Borough’s intention and ease of interpretation; 

WHEREAS, clarity to permitted accessory activities in nonresidential zones should be 
provided to ensure business owners are able to couple their primary business purpose with 
typical and supportive activities and promotions that will better attract residents and visitors to 
those businesses and the Borough;  
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NOW, THEREFORE, BE IT ORDAINED by the Mayor and Council of the Borough 
of Flemington, the County of Hunterdon, that Chapter 26 of the Code of the Borough of 
Flemington (the “Code”), entitled “Zoning,” is hereby amended and supplemented as follows: 
 

 
Section I. Section 1201 of the Code, entitled “Words and Terms Defined,” is hereby amended 
to read as follows (additions are shown as thus; deletions are shown as thus); 

ARTISAN STUDIO 
Establishments used for the purpose of display, sale, practice and/or instruction of visual, 
audio, and performing arts, arts and crafts. This may include, but is not limited to, dance 
studios, photography studios, graphic design, and pottery studios. 
INDOOR AND OUTDOOR RECREATION 
A use engaged in recreation and/or entertainment opportunities such as movie 
theaters, music halls, bowling alleys, ice skating or roller-skating rinks, video games, 
party and event space, skill-based attractions or electronic amusements. It may include 
sales or rental of related goods or equipment. The use may serve private clubs, 
organized leagues and/or the general public. The use shall exclude adult uses.  
LEARNING CENTER 
A use engaged in specialized instruction that provides on-site education and assistance 
for students. Instruction may address topics such as but not limited to academic 
subjects, art, and/or technology and may include education regarding use of 
equipment or technology. The use excludes health and fitness instruction and 
classes.  
OFFICE, MEDICAL 
A use engaged in providing services for health maintenance, diagnosis (including testing) 
and treatment of human diseases, pain or other physical or mental condition of patients, 
and may be out-patient or short-term in-patient. This use shall include, but not be limited 
to, health services and clinics, urgent care clinics, those for general physicians, surgeons, 
cardiologists, pulmonologists, ophthalmologists, dermatologists, dentists, chiropractors, 
psychologists, ambulatory surgical center, cancer treatment center, and endoscopy center, 
and other various medical specialties. Service providers may or may not be licensed or 
certified. 

RETAIL SALES 
A use engaged in the sale of goods directly to the consumer available for immediate 
purchase, including but shall not be limited to uses such as convenience stores, grocery 
stores, clothing stores, antique stores, art galleries, and furniture stores. This shall 
not include vehicle sales or service, cannabis retail uses, or sale of adult materials. 
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RETAIL SERVICES 
A use engaged in the sale of on-site services directly to the consumer available for 
immediate purchase, including but shall not be limited to active uses such as nail and hair 
salons, shipping and printing services, banks, animal grooming, laundry and notary 
service. Dry cleaning drop off and pick up is included; however, the cleaning and 
processing of dry cleaned clothing is excluded. This shall not include medical or 
professional office uses, vehicle service, car washing, adult uses, real estate offices or 
insurance offices. 

THEATERS 
A structure used for motion picture viewing, in person or virtual performances for music, 
dances, plays, and similar performances. The use may include food and beverage service 
and may include incidental use for private meetings, social events, exhibits, and 
presentations. The use excludes adult uses.  
 

Section II. Section 2618 of the Code, entitled “Transition Commercial (TC) District”, is hereby 
amended to read as follows (additions are shown as thus; deletions are shown as thus); 

… 
B. Permitted principal uses. In the Transition Commercial Zone, no lot shall be used 

and no structure shall be erected, altered or occupied for any purpose except as 
herein described. The following establishments or uses shall be permitted:  

… 
14. Leaning Center. 

15 Artisan manufacturing. 
16. Residential uses existing as of the date of adoption of this ordinance which 

may be expanded or enlarged without the need for a use variance. Any 
such expansion/enlargement should, however, be compliant with any 
applicable bulk or other requirements. 

17. Any combination of one or more permitted, conditional, or accessory uses. 
C. Accessory Uses permitted. Any of the following uses may be permitted when 

used in conjunction with a permitted principal use.  

… 
8. Activities such as but not limited to parties, “pop up” events, art 

installations, performances, sales, services, and classes related to 
activities of or promotions for a permitted or conditional use. Said 
events shall be subordinate to the principal use and may be 
temporary/ intermittent or may be a regular occurrence. Any such 
event shall be subject to applicable standards of the Borough Code, 
including but not limited to, Chapter 8 Fire Prevention Code.  

 

https://ecode360.com/44378760#44378760
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D. Conditional uses permitted. The following uses may be permitted when 
authorized as a conditional use by the Planning Board. 
3. Retail sales, retail services, restaurants and breweries meeting the 

following criteria: 

 
Section III. Section 2619 of the Code, entitled “Community Business (CB) District”, is hereby 
amended to read as follows (additions are shown as thus; deletions are shown as thus);… 

C. Accessory Uses permitted. Any of the following uses may be permitted when 
used in conjunction with a permitted principal use. … 
10. Activities such as but not limited to parties, “pop up” events, art 

installations, performances, sales, services, and classes related to 
activities of or promotions for a permitted or conditional use. Said 
events shall be subordinate to the principal use and may be 
temporary/ intermittent or may be a regular occurrence. Any such 
event shall be subject to applicable standards of the Borough Code, 
including but not limited to, Chapter 8 Fire Prevention Code. 

11. Any use which is customary and incidental to the principal use. 
 
Section IV. Section 2620 of the Code, entitled “Downtown Business (DB) District,” is hereby 
amended to read as follows (additions are shown as thus; deletions are shown as thus); 

A. Purpose.  The purpose of the Downtown Business (DB) District is to provide an 
active, mixed-use and inviting destination in the heart of the Borough that is 
walkable and reflective of the Borough’s historic character. This area offers a 
contrast from the car-oriented commercial corridors predominantly found at 
the periphery of the Borough and in the region. The DB District is located in 
the central core of the Borough, along Main Street, encapsulating much of the 
Borough’s historic downtown. 

B. Permitted Principal Uses. In the Downtown Business Zone, no lot shall be used and 
no structure shall be erected, altered or occupied for any purpose except as herein 
described. The following establishments or uses shall be permitted: 

1. Retail Sales. 
2. Retail Service(s).  

3. Restaurants. 
4. Artisan studios. 

5. Artisan manufacturing on floors not including the first floor. 
6. Breweries.  

7. Indoor recreation. 
8. Health and Fitness Facilities on floors not including the first floor.  
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9. Higher education and training on floors not including the first floor.  
10. Learning centers on floors not including the first floor. 

11. Theaters.  
12. Museums. 

13. Apartment(s) on second and upper floors of principal structures.  
14. Office and medical offices on floors not including the first floor. 

15. Funeral homes existing as of the date of this ordinance. 
16. Single-family detached homes existing as of the adoption of this ordinance. 

17. Municipal Uses.  
18. Any combination of one or more permitted, conditional, or accessory uses. 

This shall exclude single-family detached homes from being combined with 
other permitted or conditional uses.  

 
C. Accessory Uses Permitted. Any of the following uses may be permitted when used 

in conjunction with a permitted principal use: 
1. Uses which are customary and incidental to the principal permitted use(s) 

on the property. 
… 
9. Activities such as but not limited to parties, “pop up” events, art 

installations, performances, sales, services, and classes related to 
activities of or promotions for a permitted or conditional use. Said 
events shall be subordinate to the principal use and may be 
temporary/ intermittent or may be a regular occurrence. Any such 
event shall be subject to applicable standards of the Borough Code, 
including but not limited to, Chapter 8  Fire Prevention Code.  

… 

D. Conditional Uses Permitted.  
… 
4. Office, medical office, health and fitness facilities, artisan manufacturing, 

learning centers and higher education and training located on the first 
floor.  
a.  The portion of the first floor of the building in which the use is located 

does not face Main Street with the exception that it may include an 
entrance that does not exceed 8 feet in width.5. Single-family 
detached homes that do not exist as of the adoption of this ordinance.  

 a. The property shall be located north of Capner Street or south of 
William Street.  
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Section V. Section 2621 of the Code, entitled “Downtown II Business (DB II) District,” is 
hereby amended to read as follows (additions are shown as thus; deletions are shown as thus); 

A. The purpose of the Downtown Business II (DBII) District is to provide a mixed-use 
and inviting district that acts as a transitional area between the more active areas of 
the historic downtown commercial core found in DB District and the arts and 
culture-oriented environment found in the VAS District, as well as residential 
neighborhoods. The DB II District runs along Mine and Church Streets and is 
characterized by larger front and side yard setbacks, and more residential dwellings 
than the DB District, creating a seamless land use transition to lower density areas 
in the Borough. 

B. Permitted Principal Uses. In the Downtown Business II Zone, no lot shall be used and no 
structure shall be erected, altered or occupied for any purpose except as herein described.. 
The following establishments or uses shall be permitted: 

1. Retail Sales.  

2. Artisan studios. 
3. Health and Fitness Facilities on floors not including the first floor. 

4. Higher education and training on floors not including the first floor. 
5. Learning center on floors not including the first floor. 

6. Apartment(s) on second and upper floors of principal structures.  
7. Offices.   

8. Medical offices.  
9. Single-family detached homes existing as of the adoption of this 

ordinance. 
10. Municipal Uses.  
11. Any combination of one or more permitted, conditional, or accessory uses. 

This shall exclude single-family detached homes from being combined 
with other permitted or conditional uses. 

C. Accessory Uses Permitted. Any of the following uses may be permitted when 
used in conjunction with a permitted principal use: 

… 
9. Uses which are customary and incidental to the principal permitted use(s) 

on the property. 
10. Activities such as but not limited to parties, “pop up” events, art 

installations, performances, sales, services, and classes related to 
activities of or promotions for a permitted or conditional use. Said 
events shall be subordinate to the principal use and may be temporary/ 
intermittent or may be a regular occurrence. Any such event shall be 
subject to applicable standards of the Borough Code, including but not 
limited to, Chapter 8 Chapter 8 Fire Prevention Code.  
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D. Conditional Uses Permitted.  

… 
4. Any other area, yard, height, and building coverage requirement not 

herein modified shall apply to any conditional use. Restaurants, 
Breweries, Indoor recreation, museums, and artisan manufacturing:  
a.  The lot in which the use is located shall not be adjacent to a single-

family or two-family lot. This shall not apply to second and upper story 
apartments.   

 
 

Section VI. Section 2623 of the Code, entitled “Village Artisan Shopping (VAS)  District”, is 
hereby amended to read as follows (additions are shown as thus; deletions are shown as thus); 

… 
B. Permitted principal uses. In the Village Artisan Shopping Zone, no lot shall be used 

and no structure shall be erected, altered or occupied for any purpose except as 
herein described. The following establishments or uses shall be permitted: 

… 
11. Restaurants.  

12. Breweries. 
13. Museums. 

114. Any combination of one or more permitted, conditional, or accessory uses. 
C. Accessory Uses permitted. Any of the following uses may be permitted when 

used in conjunction with a permitted principal use.  
… 
10. Activities such as but not limited to parties, “pop up” events, art 

installations, performances, sales, services, and classes related to activities of 
or promotions for a permitted or conditional use. Said events shall be 
subordinate to the principal use and may be temporary/ intermittent or may 
be a regular occurrence. Any such event shall be subject to applicable 
standards of the Borough Code, including but not limited to, Chapter 8 Fire 
Prevention Code. 

11. Any use which is customary and incidental to the principal use. 

 
Section VII. Section 2624 of the Code, entitled “Highway Retail (HR) District”, is hereby 
amended to read as follows (additions are shown as thus; deletions are shown as thus); 

… 
B. Permitted principal uses. I In the Highway Retail Zone, no lot shall be used and no 

structure shall be erected, altered or occupied for any purpose except as herein 
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described. Commercial uses shall be defined in accordance with their SIC Code 
number where shown with a number in parentheses (thus). The following 
establishments or uses shall be permitted: 

… 

53. Brewery 
… 
C. Accessory Uses permitted. Any of the following uses may be permitted when 

used in conjunction with a permitted principal use.  

… 
8. Activities such as but not limited to parties, “pop up” events, art 
installations, performances, sales, services, and classes related to activities of or 
promotions for a permitted or conditional use. Said events shall be subordinate to 
the principal use and may be temporary/ intermittent or may be a regular 
occurrence. Any such event shall be subject to applicable standards of the Borough 
Code, including but not limited to, Chapter 8 Fire Prevention Code. 
9. Any use which is customary and incidental to the principal use. 

 
Section VIII. Section 2626 of the Code, entitled “Super Shopping (SS) Overlay District”, is 
hereby amended to read as follows (additions are shown as thus; deletions are shown as thus); 

… 
C. Accessory Uses permitted. Any of the following uses may be permitted when 

used in conjunction with a permitted principal use.  

… 
9. Activities such as but not limited to parties, “pop up” events, art 

installations, performances, sales, services, and classes related to activities of 
or promotions for a permitted or conditional use. Said events shall be 
subordinate to the principal use and may be temporary/ intermittent or may 
be a regular occurrence. Any such event shall be subject to applicable 
standards of the Borough Code, including but not limited to, Chapter 8 Fire 
Prevention Code. 

10. Any use which is customary and incidental to the principal use. 
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Section IV . Severability 
 
If any section, part of any section, or clause or phrase of this ordinance is for any reason held to 
be invalid or unconstitutional, such decision shall not affect the remaining provisions of this 
ordinance. The governing body of the Borough of Flemington declares that it would have passed 
the ordinance and each section and subsection thereof, irrespective of the fact that any one or 
more of the subsections, sentences, clauses or phrases may be declared unconstitutional or 
invalid. 

 
Section V. Effective Date. 

 
This ordinance shall take effect immediately upon passage and publication according to law. 

 
ATTEST: 

Introduced:  November 25, 2024 
Adopted:   

  

_______________________________ 
Marcia A. Karrow, Mayor 
 
 
_______________________________ 
Carla Conner, Borough Clerk 
 

 
 

 
  



RESOLUTION #2024-157 
 

RESOLUTION APPROVING THE INTEREST WAIVED AND THE NUMBER OF 
SEWER UNITS ON EXISTING SEWER ACCOUNTS FOR SKUNKTOWN 

DISTILLERY 
 
WHEREAS, the following accounts for Skunktown Distillery will be charged the following: 
 
Account # 1030008-1 
Sewer units were reduced from 30 units to 3 sewer units on October 30th 2024.   
Existing sewer charges and interest charges for the 1st 2nd 3rd Quarter 2024 totaled $14,105.65.  
Billing for the 1st, 2nd, and 3rd quarter 2024 will be revised to 3 total sewer units and the interest 
charges thru November 25, 2024 will be waived. 
  
Account # 1030008-2  
Sewer units were reduced from 30 units to 1 sewer unit on October 30th 2024.   
Existing Sewer Charges and interest charges for the 1st 2nd & 3rd Quarter 2024 totaled 
$13,991.37.  
Billing for the 1st, 2nd, and 3rd Quarter 2024 will be revised to 1 total sewer units and the interest 
charges thru November 25, 2024 will be waived. 
  
Account # 1030008-4  
Sewer units were reduced from 2 units to 1 sewer unit on October 30th 2024.   
Existing Sewer Charges and interest charges for the 1st 2nd & 3rd Quarter 2024 were paid in full.  
Billing for the 1st, 2nd, and 3rd Quarter 2024 will be revised to 1 total sewer unit. 
Credit for interest charges up to November 25, 2024 will be applied to the account. 
 
            NOW, THEREFORE BE IT RESOLVED, the Mayor and Council of the Borough of 
Flemington, in the County of Hunterdon, State of New Jersey approves the interest waived and 
the number of sewer units on existing sewer accounts for Skunktown Distillery. 
 
Adopted:  November 25, 2024 
 
ATTEST: 
 
 
_______________________________  
Marcia A. Karrow, Mayor 
 
 
 
_______________________________  
Carla Conner, Borough Clerk 
 
 

 

 



CERTIFICATION 

I, Carla Conner, Borough Clerk of the Borough of Flemington, County of Hunterdon, State of 
New Jersey, do hereby certify the foregoing to be a true and correct copy of a resolution duly 
authorized by the Mayor and Council on this 25th day of November, 2024.  

     ____________________________________ 
     Carla Conner, Borough Clerk 
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ORDINANCE NO.2024-25 

AN ORDINANCE AMENDING CHAPTER 12 LAND DEVELOPMENT DEFINITIONS OF THE BOROUGH CODE 
AND CHAPTER 26 ZONING OF THE BOROUGH CODE 

 

WHEREAS, pursuant to N.J.S.A. 40:55D-62b, the Mayor and Council of the Borough of 
Flemington (the “Council”) is authorized and empowered to adopt and amend the zoning ordinances of 
the Borough of Flemington; and  

WHEREAS, the 2022 Land Use Element recommended several revisions to the permitted uses in 
the DB and DB II districts; and  

WHEREAS, the 2022 Land Use Element states that within the DB district uses which are not 
active, such as offices, disrupt commercial activity within the district, which principally includes Main 
Street;  

WHEREAS, the 2022 Land Use Element states that the Borough should expand permitted uses 
within the DB district that will advance goals of attracting residents and visitors and creating an active 
and vibrant downtown, especially during nights and weekends, and recommended new uses for 
incorporation into the DB district;  

WHEREAS, there is concern about the lack of activity in the downtown as a result of vacant first 
floor spaces and uses; 

WHEREAS, there is concern that office uses contribute little to attracting residents and visitors 
to the downtown for the following reasons: hours of operation that typically do not include nights and 
weekends, there is no need to provide and they typically do not provide an engaging or interesting first 
floor designs as a result of a lack of window displays and inviting signage, and they are a barrier to 
establishing a concentration of retail, service, and entertainment uses which best contribute to creating 
a vibrant downtown that encourages pedestrian traffic throughout the district;  

WHEREAS, the amendments herein to the DB Zoning District are intended to facilitate cohesive 
commercial uses in the downtown along Main Street that are active and inviting to residents and visitors 
alike; and  

WHEREAS, the DBII district historically and currently serves as a transition between Main Street, 
the DB district and the VAS district, as well as residential neighborhoods, 

WHEREAS, the DBII district permitted uses should be revised to better attract residents and 
visitors to those areas; however, the uses should be sensitive to the lower intensity nature of the district 
as compared to the DB district as well as the adjacency of residential neighborhoods;   

WHEREAS, there are several land use definitions that should be revised to ensure clarity of the 
Borough’s intention and ease of interpretation; 

WHEREAS, clarity to permitted accessory activities in nonresidential zones should be provided 
to ensure business owners are able to couple their primary business purpose with typical and supportive 
activities and promotions that will better attract residents and visitors to those businesses and the 
Borough;  

NOW, THEREFORE, BE IT ORDAINED by the Mayor and Council of the Borough of Flemington, 
the County of Hunterdon, that Chapter 26 of the Code of the Borough of Flemington (the “Code”), 
entitled “Zoning,” is hereby amended and supplemented as follows: 

Deleted: Ordinance ____

Deleted: Borough of Flemington, Hunterdon County¶
¶

Deleted: ¶

Deleted: ¶
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Section I. Section 1201 of the Code, entitled “Words and Terms Defined,” is hereby amended to read as 
follows (additions are shown as thus; deletions are shown as thus); 

ARTISAN STUDIO 

Establishments used for the purpose of display, sale, practice and/or instruction of visual, audio, 
and performing arts, arts and crafts. This may include, but is not limited to, dance studios, 
photography studios, graphic design, and pottery studios. 

INDOOR AND OUTDOOR RECREATION 

A use engaged in recreation and/or entertainment opportunities such as movie theaters, 
music halls, bowling alleys, ice skating or roller-skating rinks, video games, party and event 
space, skill-based attractions or electronic amusements. It may include sales or rental of 
related goods or equipment. The use may serve private clubs, organized leagues and/or the 
general public. The use shall exclude adult uses.  

LEARNING CENTER 

A use engaged in specialized instruction  that provides on-site education and assistance for 
students. Instruction may address topics such as but not limited to academic subjects, art, 
and/or technology and may include education regarding use of equipment or technology. The 
use excludes health and fitness instruction and classes.  

OFFICE, MEDICAL 

A use engaged in providing services for health maintenance, diagnosis (including testing) and 
treatment of human diseases, pain or other physical or mental condition of patients, and may 
be out-patient or short-term in-patient. This use shall include, but not be limited to, health 
services and clinics, urgent care clinics, those for general physicians, surgeons, cardiologists, 
pulmonologists, ophthalmologists, dermatologists, dentists, chiropractors, psychologists, 
ambulatory surgical center, cancer treatment center, and endoscopy center, and other various 
medical specialties. Service providers may or may not be licensed or certified. 

RETAIL SALES 

A use engaged in the sale of goods directly to the consumer available for immediate purchase, 
including but shall not be limited to uses such as convenience stores, grocery stores, clothing 
stores, antique stores, art galleries, and furniture stores. This shall not include vehicle sales or 
service, cannabis retail uses, or sale of adult materials. 

 

RETAIL SERVICES 

A use engaged in the sale of on-site services directly to the consumer available for immediate 
purchase, including but shall not be limited to active uses such as nail and hair salons, shipping 
and printing services, banks, animal grooming, laundry and notary service. Dry cleaning drop 
off and pick up is included; however, the cleaning and processing of dry cleaned clothing is 
excluded. This shall not include medical or professional office uses, vehicle service, car washing, 
adult uses, real estate offices or insurance offices. 

THEATERS 
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A structure used for motion picture viewing, in person or virtual performances for music, 
dances, plays, and similar performances. The use may include food and beverage service and 
may include incidental use for private meetings, social events, exhibits, and presentations. The 
use excludes adult uses.  

 

 

Section II. Section 2618 of the Code, entitled “Transition Commercial (TC) District”, is hereby amended 
to read as follows (additions are shown as thus; deletions are shown as thus); 

… 

B. Permitted principal uses. In the Transition Commercial Zone, no lot shall be used and no 
structure shall be erected, altered or occupied for any purpose except as herein 
described. The following establishments or uses shall be permitted:  

… 

14. Leaning Center. 

15 Artisan manufacturing. 

16. Residential uses existing as of the date of adoption of this ordinance which may 
be expanded or enlarged without the need for a use variance. Any such 
expansion/enlargement should, however, be compliant with any applicable bulk 
or other requirements. 

17. Any combination of one or more permitted, conditional, or accessory uses. 

C. Accessory Uses permitted. Any of the following uses may be permitted when used in 
conjunction with a permitted principal use.  

… 

8. Activities such as but not limited to parties, “pop up” events, art installations, 
performances, sales, services, and classes related to activities of or 
promotions for a permitted or conditional use. Said events shall be 
subordinate to the principal use and may be temporary/ intermittent or may 
be a regular occurrence. Any such event shall be subject to applicable 
standards of the Borough Code, including but not limited to, Chapter 8 Fire 
Prevention Code.  

D. Conditional uses permitted. The following uses may be permitted when authorized as a 
conditional use by the Planning Board. 

3. Retail sales, retail services, restaurants and breweries meeting the following 
criteria: 

… 

 

 

Section III. Section 2619 of the Code, entitled “Community Business (CB) District”, is hereby amended 
to read as follows (additions are shown as thus; deletions are shown as thus); 
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… 

C. Accessory Uses permitted. Any of the following uses may be permitted when used in 
conjunction with a permitted principal use.  

… 

10. Activities such as but not limited to parties, “pop up” events, art installations, 
performances, sales, services, and classes related to activities of or 
promotions for a permitted or conditional use. Said events shall be 
subordinate to the principal use and may be temporary/ intermittent or may 
be a regular occurrence. Any such event shall be subject to applicable 
standards of the Borough Code, including but not limited to, Chapter 8 Fire 
Prevention Code. 

11. Any use which is customary and incidental to the principal use. 

 

 

Section IV. Section 2620 of the Code, entitled “Downtown Business (DB) District,” is hereby amended 
to read as follows (additions are shown as thus; deletions are shown as thus); 

A. Purpose.  The purpose of the Downtown Business (DB) District is to provide an active, 
mixed-use and inviting destination in the heart of the Borough that is walkable and 
reflective of the Borough’s historic character. This area offers a contrast from the car-
oriented commercial corridors predominantly found at the periphery of the Borough 
and in the region. The DB District is located in the central core of the Borough, along 
Main Street, encapsulating much of the Borough’s historic downtown. 

B. Permitted Principal Uses. In the Downtown Business Zone, no lot shall be used and no 
structure shall be erected, altered or occupied for any purpose except as herein 
described. The following establishments or uses shall be permitted: 

1. Retail Sales. 

2. Retail Service(s).  

3. Restaurants. 

4. Artisan studios. 

5. Artisan manufacturing on floors not including the first floor. 

6. Breweries.  

7. Indoor recreation. 

8. Health and Fitness Facilities on floors not including the first floor.  

9. Higher education and training on floors not including the first floor.  

10. Learning centers on floors not including the first floor. 

11. Theaters.  

12. Museums. 

13. Apartment(s) on second and upper floors of principal structures.  
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14. Office and medical offices on floors not including the first floor. 

15. Funeral homes existing as of the date of this ordinance. 

16. Single-family detached homes existing as of the adoption of this ordinance. 

17. Municipal Uses.  

18. Any combination of one or more permitted, conditional, or accessory uses. This 
shall exclude single-family detached homes from being combined with other 
permitted or conditional uses.  

 

C. Accessory Uses Permitted. Any of the following uses may be permitted when used in 
conjunction with a permitted principal use: 
1. Uses which are customary and incidental to the principal permitted use(s) on the 

property. 

… 

9. Activities such as but not limited to parties, “pop up” events, art installations, 
performances, sales, services, and classes related to activities of or 
promotions for a permitted or conditional use. Said events shall be 
subordinate to the principal use and may be temporary/ intermittent or may 
be a regular occurrence. Any such event shall be subject to applicable 
standards of the Borough Code, including but not limited to, Chapter 8  Fire 
Prevention Code.  

… 

D. Conditional Uses Permitted.  

… 

4. Office, medical office, health and fitness facilities, artisan manufacturing, learning 
centers and higher education and training located on the first floor.  

a.  The portion of the first floor of the building in which the use is located does not 
face Main Street with the exception that it may include an entrance that does 
not exceed 8 feet in width. 

5. Single-family detached homes that do not exist as of the adoption of this 
ordinance.  

 a. The property shall be located north of Capner Street or south of William Street.  

 

 

Section V. Section 2621 of the Code, entitled “Downtown II Business (DB II) District,” is hereby 
amended to read as follows (additions are shown as thus; deletions are shown as thus); 

A. The purpose of the Downtown Business II (DBII) District is to provide a mixed-use and inviting 
district that acts as a transitional area between the more active areas of the historic 
downtown commercial core found in DB District and the arts and culture-oriented 
environment found in the VAS District, as well as residential neighborhoods. The DB II District 
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runs along Mine and Church Streets and is characterized by larger front and side yard 
setbacks, and more residential dwellings than the DB District, creating a seamless land use 
transition to lower density areas in the Borough. 

B. Permitted Principal Uses. In the Downtown Business II Zone, no lot shall be used and no 
structure shall be erected, altered or occupied for any purpose except as herein described.. The 
following establishments or uses shall be permitted: 

1. Retail Sales.  

2. Artisan studios. 

3. Health and Fitness Facilities on floors not including the first floor. 

4. Higher education and training on floors not including the first floor. 

5. Learning center on floors not including the first floor. 

6. Apartment(s) on second and upper floors of principal structures.  

7. Offices.   

8. Medical offices.  

9. Single-family detached homes existing as of the adoption of this ordinance. 

10. Municipal Uses.  

11. Any combination of one or more permitted, conditional, or accessory uses. This 
shall exclude single-family detached homes from being combined with other 
permitted or conditional uses. 

C. Accessory Uses Permitted. Any of the following uses may be permitted when used in 
conjunction with a permitted principal use: 

… 
9. Uses which are customary and incidental to the principal permitted use(s) on the 

property. 

10. Activities such as but not limited to parties, “pop up” events, art installations, 
performances, sales, services, and classes related to activities of or promotions 
for a permitted or conditional use. Said events shall be subordinate to the 
principal use and may be temporary/ intermittent or may be a regular 
occurrence. Any such event shall be subject to applicable standards of the 
Borough Code, including but not limited to, Chapter 8 Chapter 8 Fire Prevention 
Code.  

D. Conditional Uses Permitted.  

… 

4. Any other area, yard, height, and building coverage requirement not herein 
modified shall apply to any conditional use. Restaurants, Breweries, Indoor 
recreation, museums, and artisan manufacturing:  

a.  The lot in which the use is located shall not be adjacent to a single-family or 
two-family lot. This shall not apply to second and upper story apartments.   
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Section VI. Section 2623 of the Code, entitled “Village Artisan Shopping (VAS)  District”, is hereby 
amended to read as follows (additions are shown as thus; deletions are shown as thus); 

… 

B. Permitted principal uses. In the Village Artisan Shopping Zone, no lot shall be used and no 
structure shall be erected, altered or occupied for any purpose except as herein 
described. The following establishments or uses shall be permitted: 

… 

11. Restaurants.  

12. Breweries. 

13. Museums. 

114. Any combination of one or more permitted, conditional, or accessory uses. 

C. Accessory Uses permitted. Any of the following uses may be permitted when used in 
conjunction with a permitted principal use.  

… 

10. Activities such as but not limited to parties, “pop up” events, art installations, 
performances, sales, services, and classes related to activities of or promotions for a 
permitted or conditional use. Said events shall be subordinate to the principal use and 
may be temporary/ intermittent or may be a regular occurrence. Any such event shall 
be subject to applicable standards of the Borough Code, including but not limited to, 
Chapter 8 Fire Prevention Code. 

11. Any use which is customary and incidental to the principal use. 

 

Section VII. Section 2624 of the Code, entitled “Highway Retail (HR) District”, is hereby amended to 
read as follows (additions are shown as thus; deletions are shown as thus); 

… 

B. Permitted principal uses. I In the Highway Retail Zone, no lot shall be used and no 
structure shall be erected, altered or occupied for any purpose except as herein 
described. Commercial uses shall be defined in accordance with their SIC Code number 
where shown with a number in parentheses (thus). The following establishments or uses 
shall be permitted: 

… 

53. Brewery 

… 

C. Accessory Uses permitted. Any of the following uses may be permitted when used in 
conjunction with a permitted principal use.  

… 
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8. Activities such as but not limited to parties, “pop up” events, art installations, 
performances, sales, services, and classes related to activities of or promotions for a 
permitted or conditional use. Said events shall be subordinate to the principal use and may be 
temporary/ intermittent or may be a regular occurrence. Any such event shall be subject to 
applicable standards of the Borough Code, including but not limited to, Chapter 8 Fire 
Prevention Code. 

9. Any use which is customary and incidental to the principal use. 

 

 

Section VIII. Section 2626 of the Code, entitled “Super Shopping (SS) Overlay District”, is hereby 
amended to read as follows (additions are shown as thus; deletions are shown as thus); 

… 

C. Accessory Uses permitted. Any of the following uses may be permitted when used in 
conjunction with a permitted principal use.  

… 

9. Activities such as but not limited to parties, “pop up” events, art installations, 
performances, sales, services, and classes related to activities of or promotions for a 
permitted or conditional use. Said events shall be subordinate to the principal use and 
may be temporary/ intermittent or may be a regular occurrence. Any such event shall 
be subject to applicable standards of the Borough Code, including but not limited to, 
Chapter 8 Fire Prevention Code. 

10. Any use which is customary and incidental to the principal use. 
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Section IV . Severability 

 

If any section, part of any section, or clause or phrase of this ordinance is for any reason held to be invalid 
or unconstitutional, such decision shall not affect the remaining provisions of this ordinance. The 
governing body of the Borough of Flemington declares that it would have passed the ordinance and 
each section and subsection thereof, irrespective of the fact that any one or more of the subsections, 
sentences, clauses or phrases may be declared unconstitutional or invalid. 

 

Section V. Effective Date. 

 

This ordinance shall take effect immediately upon passage and publication according to law. 

 

ATTEST: 

Introduced:  November 25, 2024 
Adopted:   

  

_______________________________ 
Marcia A. Karrow, Mayor 
 
 
_______________________________ 
Carla Conner, Borough Clerk 
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