HERCULES REDEVELOPMENT PLAN
3 s . gt " =3 & ,..‘...._l.....‘....J_ 1

ASSOCIATES
DATE: DECEMBER 13, 2017

Block 14, Lot 3; Block 25.01, Lot 1; Block 43, Lot 1; Block 43 Lot 1.01; Block 40, Lot
1; Block 44, Lot 1; Block 45, Lot 1; Block 46, Lot 1; Block 47, Lot 1; Block 48.01, Lot
1; Block 48.01, Lot 2; Block 50, Lot 1; Block 51, Lot 2; Block 51.01, Lot 1; Block 51.02
. 3>ooo_%wwﬁ Block 53, Lot 1;Block 53.01, Lot 1; Block 53.02, Lot 1; Block 57.01, Lot 1.01
and Block 83.04, Lot 1




SSHT # 9sus0l
AN ‘dd ‘3d ‘[anwes ‘T pireq

8T6S # 95UIIT
d2lV ‘dd ‘A00) uaq uBA J233d

a7 FE

"ZT-VYTiSt "V'S'['N YHM 30uepiodde uf pajess;pug paudls sem 1odas sjy3 jo jeuiSiio ayl

Aauso1ly pJieog Suiuue|d ‘Jjo30y 2ueN

JIAD ‘dd ‘3d ‘||3ui0D Aef

JJBIS [euolssajold

T # UV BlIRURIA vejjiuef
T # 1V ‘siAeq 1aqgoy
Aiea 0 euuy

UISo|QA [31ueq

997 yeloqaq

oj|=g sluuag
auougese|Al jaeyd1|A
20IMBIYPAYD UB|IY
uew|1auno) ‘oquwat ied
UBWIRYD-3DIA “IS A]j9) U
uewieyd \m;mi sewoy|

. |
Aswionly wy3$ ‘Jadled jeeydIg

dJIV ‘dd jf,ﬁ_,q CINEIN
dJIV ‘dd ‘AooYy uag uep Ja3ad
JIND ‘dd ‘3d /[@nWIes °r pineq

}e3s [Euoissajold

J032341Q 9AIN09X3 ‘_u_wo‘_.ac._ﬁ ydasor
J2guWaiA [1ouno) “¥op1ed|ly eLIOLDIA
12quWIaIAl {12UN0Y ‘oquiaT ajenbseq
Aujagolo siuuag

. eleq uinay

opuejjod sewoyl

iaysi4 e1esoy

oues|ael] olajuey

uzudleyd aalp ‘'uoimapn pleuog
uewiey) ‘olppy 4 [3_Y2IIA

pieog Sujuuejgq u____>w._>mm
|

A3uody juslido|oAspay puUe J1Wou053 9]|IhaIAes

Asusony ysnoltog \Ewoaso 19BYIIN

[ i ] _ .
D ‘dd ‘3d [3NWeS [ piAeq
|

HEIS [BUDISS3J0.d

|

M
UBWIOM[12UNOD ‘fBAON [ AJeA
UBW|1DUNO) ‘ZRPUB|3IA 1991y
UewW|1oune) ‘0quia] 1ed
UBWOM|12UN0) ‘v_u_\_#ma:v_ 2110101\
UBW|I2UNOD)|‘0|[LID UBARIS
1UBPISaId [12UN0) ‘UBueyIng [BIue(
usig ,0 %m::m#_ Johey

[IPUNO) PUE 10ABIA 9]|IA9IAES



Table of Contents

1.0 Description of the Plan......cccoiiiviiiine e
1.1 Introduction ...cccccovvvcicicnnnne e s e
1.2 Site Description....cccccvvcciiiiiniinee e e

1.3  Environmental Constraints ........cccoecvvevvvmmmvnvrennnnnnn TSP SUSPPPPN

1.4 Statutory Basis OF Plan ..o iR R SRR R R SRR B RS AR ST SRR LA oA e A TR SRS R e SR s R P

1.5 Statutory Requirements......ccccoeeceiiiviniiiininennnen,

1.6 Purpose of The Plan...ccovciveiiieiiiiiie e, S s T D T N L B 2 i S

‘\lO\O’\U‘IU‘IWl—‘I—‘l——‘

1.7 GoalsofthePlan.................... R e R
2.0Land Use Plan....cccovvevnnen. T e v oo G R SRR R S P L S B s WS B A R A A L e AR

2.1 Land Use and BUilding REqUIrE@MENTS ................. st s sy i s s e i i s s s s oo i

Definitions......coocveven.

Land USE .o

O N N

[Ey

A
B
C. Bulk Requirements.
D. Design Requirements.................. et et A Nebea et e aee bk AN ae bt g4 e e e aeH 44 a4 ae 2o e A e e be 84 e a4 et ee R A At ae g et et e e s et b an b e baeeeseseeeneesarbanres L3
E. Infrastructure Phasing.......cccivevinvmennvinnieenn oo syisiiiiis s s srarisass i s e e s i s s s e srerres el 3

3.0 PLANNING RELATIONSHIP......ccc0vennnn. SRR - e T T s e R e e s A i B S B S

3.1 Master Plan Recommendation ..........cceevveee S T ——
3.2 Contiguous Municipalities ....cccevcereemrveiiennns e P R T T S A SR B oot 0
3.3  State Development and RedevelopmEnt PIan ... i iiiris e e se b ss b s et b eas b e s s s b s e e s v s s s bbb b e e s nbe s s bnaerants LT

3.4 Middlesex County Master Plan........ccccceevvvennnnn. O SO O SR P 17



pnmmmmmm g UOISINOLJ UOBUIWILIOSIQ-UON

Tz s P P e S T P L TP S SR GRS T e e R e S i isaiaded PRI S SUOISIADLG JBYL0

s s oINSy UBWAD|RASQ PUB dBIA] m,._EON 0] JuaWwpuawy

Mhd e sl a e e e ay e  aaaae  a _WWNUOLH_ >>®_>®x me UCM:—

m.ﬂ Cebbasasdsrareaias
N SR L R R R P P L PR e R e R R .......-.............2_......:-.,.........\Sm_\/mm >H_HCM_HC®EQO_W>NUWM—

TTTTTTNOILDATAS H3d0TIAIA3Y

K A S SV s hosea o el 9111, 10, S S UD A IS4

81"

.......<.....‘.:-.......-...-......-.....m-_.mgOﬁ:PCWEQO__m\/mtmm

8T’

s’
v’
£g
'S
'S
0's
7'y
£y
4
Ty

e e G ININIYINDIY 1VENAID0Hd ANY IAILYHASININGY Ot



1.0 Description of the Plan

1.1 Introduction

The following Redevelopment Plan, now termed as “Hercules
Redevelopment Plan” is the regulating plan for the properties
identified as Block 14, Lot 3; Block 25.01, Lot 1; Block 43, Lot 1; Block
43 Lot 1.01; Block 40, Lot 1;Block 44,Lot 1; Block 45, Lot 1; Block 46,
Lot 1; Block 47, Lot 1; Block 48.01, Lot 1; Block 48.01, Lot 2; Block 50,
Lot 1; Block 51, Lot 2; Block 51.01, Lot 1; Block 51.02 Lot 1; Block 53,
Lot 1; Block 53.01, Lot 1; Block 53.02, Lot 1; Block 57.01, Lot 1.01 and
Block 83.04, Lot 1. The area consists of a total acreage of 590.17
acres. The aerial map outlining the boundary of the subject site is
shown in Map on the next page.

The site was previously developed as an industrial site and was used
for manufacturing of various chemical compaonents. The site was
active approximately to the late 1960's. The industrial operations
across much of the site have been dismantled prior to 1990’s. Much
of the site today is vacant and in need of redevelopment with the
exception in the northeastern portion of the property which is still an
active production facility, operated by Ashland Specialty Ingredients.

As a result on November 14, 2016 which was later amended on June
26, 2017, the Borough Council and Mayor adopted a Resolution to
authorize the Borough Planning Board to undertake a preliminary
investigation to determine whether the above noted properties in
part or as a whole are “In need of Redevelopment” pursuant to the
Local Redevelopment and Housing Law N.J.S.A. 40A:12A-1 et seq
(LRHL). A planning report evaluating the statutory criteria and the

map for the area was prepared. This report is titled “Preliminary
Investigation for Determination of an Area in need of

Redevelopment”, prepared by John Leoncavallo, P.P., dated May 31,
2017.

The Borough Planning Board held a public hearing on July 19, 2017,
and based on the findings of the report the Board determined that
the entire area is to be determined an area in need of redevelopment
and recommended the same to the Borough Council. Following
which, on September 11, 2017, the Borough Council adopted a
resolution designating the entire area as a non-condemnation area in
need of redevelopment.

1.2 Site Description

This redevelopment plan is for the foliowing lots:

= =

14 3 B51L2;B51.02L1 138.4
25.01 1 1.39
43 1 B4311.01,B40L1,B44L1,B 425.36
451L1,B46L1,B471L1,B48.01L
1,B48.01L2,B50L1,B53.01L
1, B83.04L1
51.01 1 10.13
53 1 6
53.02 1 8.5
57.01 1.01 0.39
Total Acreage (ac.) | 590.17

The site is located in the south eastern portion of the Borough and is
bounded by the Jernee Mill Road to the south, the Cheesequake Road
to the east. To the north of the property is a Conrail Railroad Line.

SECTION 1: DESCRIPTION OF PLAN




NV1d 40 NOI1dId2S30 ‘T NOLLD3S

Lt e LR
LR LR RN AT

|
|

RELN AT S

AT LTINS EEVAN R AN

LR T LRy PR T T FTs
0 BLEDS & LTI T

IS LAY N BRI e

=Yg ey

| Aepunog ledounpy _|.||_
_ ealy Apnis _U

_ puaba

ATSYArL M3EN
ALNMOD XASTIAAIN
TTTIATIAYS JO HD 0¥ 0T

Mnnisink A

| AYVANIOG VAIY AANLS |

PN DAL Jo ;u::.._:m. :




The site has developed and evolved over the years with respect to
the extent and nature of industrial land use. The former industrial
operations/ facilities across much of the property have been
dismantled and/ or demolished. The area to undergo demolition
most recently is the former Nitrocellulose (NC) manufacturing area in
the central and northern portion of the property. The southwest
portion of the property (former B-Line manufacturing) area was
active from approximately 1940 to the late 1960’s and its industrial
facilities were dismantled prior to the 1990's. The northeastern
portion of the property houses an active production facility, operated
by Ashland Specialty Ingredients (ASI).

Uses in the vicinity of the redevelopment area consist of commercial,
industrial, utilities power plant and warehouse uses. To the north of
the site are residential uses. In addition, the site is bisected by a 150
foot wide J.C.P. & L. easement traversing south to north of the site.

158 Environmental Constraints

The preliminary assessment, site investigation (SI) and remedial
investigation (RI) for Areas of concerns (AOC’s) have been completed,
as required by the New lJersey Department of Environmental
Protection (NJDEP). The Rl report was submitted in May 2016 and
covers the entire property.

There are some wetlands located to the north and central western
portion of the site. The site is relatively flat with no steep slopes
located on site. There are three streams traversing through the site

from west to east, however none of them have been classified as C
(1) streams.

The Map on the next page, shows the constraints located on the site.

SECTION 1: DESCRIPTION OF PLAN
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1.4  Statutory Basis of Plan

The Hercules Redevelopment Plan was prepared pursuant to the
Borough Council of the Borough of Sayreville’s determination on
September 11, 2017 by Council Resolution #2017-261 that the area
meets the statutory criteria for designation as an Area in Need of
Redevelopment, pursuant to Redevelopment Law.

15  Statutory Requirements

The Hercules Redevelopment Plan provides regulations for the
Redevelopment Area that implement the Borough’s vision for the
economic growth of this area.

A. This Plan addresses the following issues as required pursuant to
the Redevelopment Law:

1. The Plan’s relationship to definite local objectives regarding land
uses, population density, improved traffic and public transportation,

public utilities, recreational and community facilities and other public
improvements;

2. The proposed land uses and building requirements in this area;

3. Adequate provision for the temporary and permanent relocation,
as necessary, of residents in the project area, including an estimate
of the extent to which decent, safe and sanitary dwelling units
affordable to displaced residents will be available to them in the
existing local housing market.

4. The identification of any property that may be acquired in
accordance with the Plan;

5. Any significant relationship of the Redevelopment Plans to:
(a) The Master Plans of contiguous municipalities;

(b) The Master Plan of the County in which the municipality is
located, and;

{c) The State Development and Redevelopment Plan {the SDRP)
adopted pursuant to the “State Planning Act”, P.L. 1985, c.398
(C.52:18 A-196 et al.).

6. As of the date of adoption of the resolution finding the area to be
in need of redevelopment an inventory of all housing units affordable
to low and moderate income households, if any, that are to be
removed as a result of implementation of the redevelopment plan.

7. A plan for the provision of affordable replacement housing units
of each affordable housing unit that has been occupied at any time
within the last 18 months, if any, that is subject to affordability
controls and that is identified to be removed as a result of
implementation of the redevelopment plan.

The LRHL provides that “a redevelopment plan may include the
provision of affordable housing in accordance with the “Fair Housing
Act”, P.L. 1985, ¢.222 and the housing element of the municipal
master plan”. Finally, the Plan is required to describe its relationship
to pertinent municipal development regulations, and must note
whether the provisions of the Plan supersede applicable provisions
of the development regulations of the municipality or constitute an
overlay zoning district.

SECTION 1: DESCRIPTION OF PLAN
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2.0 Land Use Plan

In order to implement the Plan consistent with objectives herein, the
Redevelopment Area shall be redeveloped in accordance with the
standards detailed in this Redevelopment Plan. This Plan supersedes
the underlying use, bulk and design standards of the Borough’s Land
Use Ordinance as they relate to the area governed by this
Redevelopment Plan, except as otherwise noted.

The Redevelopment Area shall be divided into five (5) sections:
Section 1, Section 2, Section 3, Section 4 and Section 5.

2.1 Land Use and Building Requirements
A. Definitions

Datacenters- An establishment primarily involved in compiling,
storage and maintenance of documents, records and other types of
information in digital form utilizing a mainframe computer. This term
does not include general business offices, computer related sales
establishments and business and personal services.

Flex Commercial Space: A building that provides a flexible
configuration of office or showroom space combined with for
example, manufacturing, laboratory, warehouse, distribution.

Offices — A room or group of rooms used for conducting the affairs of
a business, profession, service, industry, or government, and

generally furnished with desks, tables, files and communication
equipment.

Power Plant/ Energy Centers — An electrical power generation facility
that, regardless of fuel or energy source is operated by a public utility
or independent power producer and whose primary function is the

provision of electricity to the electrical distribution system or
transmission grid.

Warehousing and Distribution Centers — A building used primarily for
the storage of goods and materials. Establishments of places of
business primarily engaged in selling merchandise to retailers:
industrial, commercial, institutional, or professional business users:
other wholesalers; or acting as agents or brokers and buying
merchandise for, or selling merchandise to, such individuals or
companies. Up to 10,000 square feet of the building area may be
used as an accessory use for a retail showroom/warehouse outlet
store to definition. The portion of the building allocated to retait use

shall be parked in accordance with Section 26-88 of the Borough
Ordinance.

SECTION 2: LAND USE PLAN
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B. Land Use

In all Sections, more than one principal permitted use shall be
permitted within a single structure or building provided that each of
the uses meets the parking requirements set forth within Section 26-
88 of the Ordinance. Shared parking may be permitted, provided

requirements per section 2.1D 1{iv) of this Redevelopment Plan are
met.

In addition, in all sections remediation activities and structures and
facilities associated therewith shall be considered permitted uses and

may take place on one or more lots, alone or in connection with other
uses.

Section 1

Permitted Principal Uses

1. Warehousing, shipping and distribution and receiving excluding
bulk fuel storage provided that such uses meet the infrastructure
phasing requirement per section E of this plan. A total warehousing
use of 1.2 million square foot is permitted. Truck traffic generated by
these facilities shall be directed towards Cheesequake Road with no
access to S. Minisink Ave. Further, after completion Section 3
roadway (Green and Blue Roadway as shown in the Overall Concept
Plan), truck traffic will be directed ontec Jernee Mill Road.

2. Research laboratories or other experimental testing or research
establishments, such as product development or quality control,
which may include ancillary manufacturing.

3. Manufacturing, including finishing and assembly of products.

4. Technology centers for research, design and testing or
manufacturing of computers, computer components, electronic
devices or components or similar products.

5. Office and Office buildings including Medical office.

6. Flex Industrial/ Commercial Space.

7. Datacenters.

8. Equipment Repair and Retail facilities.

9. Wholesale landscaping business including retail component.

10. Wireless Telecommunication facilities per section 26-87 of the
ordinance.

11. Indoor and Outdoor Recreational Use including but not limited
health clubs, gym and specialty indoor sports.

12. Self-Storage facilities.

13. Lumberyards.

14, Railroad Right of way and related infrastructure and
improvements

15. Utility, whether public or private including but not limited to
commercial radio and communication towers, water/wastewater
treatment facilities, steam generation, water intake facilities,
pumping stations, electrical substations, outfall structures, pipelines,
utility lines and structures and all necessary infrastructure and
transmission facilities typically associated with utility users.

16. Municipal Uses.

17. Breweries and Distilleries.

SECTION 2: LAND USE PLAN
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loading dock). Trailer storage shall not store goods for longer than
two weeks.

2. Off Street Parking in accordance with the parking requirement of
Section 26-88 of the Borough of Sayreville Ordinance.

3. On site Solar Renewable Energy Production. This plan envisions
solar energy production via solar panels on the roofs of structures or
ground mounted solar arrays within the redevelopment area.

4. Stacks for Power Plants and Energy Centers.

5. Outdoor Storage for contractor/landscaping business, raw or
finished materials related to permitted principal uses provided it has
extensive buffer/ fencing for visual screening from public right of way
and that it complies with Section 26-100 of the Borough Ordinance.

Section 4

Principal Permitted Use

1. All Manufacturing uses as permitted in | Zone, provided it meets
the standards set forth within section 26-100.

2. Existing Chemical Manufacturing Plant and all existing accessory

uses, including existing accessory Warehouse Use, shall be
considered permitted uses.

3. Railroad Right of Way and related infrastructure and
improvements, including but not limited to the existing railroad spur.

4, Utility uses, whether public or private, including but not
limited to commercial radio and communication towers,
water/wastewater treatment facilities, steam generation, water
intake facilities, pumping stations, outfall structures, pipelines, utility

lines and structures and all necessary infrastructure and transmission
facilities typically associated with utility users.

5. Power Plants and Energy Centers whether public or private,
including but not limited to, electric substations, electric generation
or co-generation facilities.

6. Alternative Energy utilities, whether public or private, including all
solar arrays, wires, transmission stations, substations, energy
production facilities, storage facilities and necessary infrastructure.

7. Municipal Uses.

Permitted Conditional Uses

1. None.

Permitted Accessory Uses

1. Uses that are customary and incidental to the principal permitted
use.

2. Off Street Parking in accordance with the parking requirements of
Section 26-88 of the Borough of Sayreville Ordinance.

3. On site Solar Renewable Energy Production. This plan envisions
solar energy production via solar panels on the roofs of structures or
ground mounted solar arrays within the redevelopment area.

4, Stacks for Power Plants and Energy Centers.

5. Outdoor Storage for contractor/landscaping business raw or
finished materials related to permitted principal uses provided it has
extensive buffer/ fencing for visual screening from public right of way
and that it complies with Section 26-100 of the Borough Ordinance.

SECTION 2: LAND USE PLAN
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D. Design Requirements

Unless specifically addressed in this redevelopment plan, the design
of all improvements shall be in compliance with the Borough Zoning
Ordinance Article V- Development Requirements and Standards.

1. Circulation Parking and Loading:

(i)

(ii)

The overall parking and loading requirements for the permitted
uses shall comply with the requirements as required per section
26-88 of the Borough Zoning Ordinances. For uses not specified,
a complete traffic impact analysis and study of similar uses
should be submitted at the time of site plan.

Redevelopment of Section 1, Section 2 and Section 3 shall be
required to address any traffic concerns related to or stemming
from said redevelopment. A full traffic impact and circulation
study shall be submitted at the time of the site plan. The
submitted traffic study shall consider any known tenant’s actual
operational characteristics including shift times, employee
projections and truck traffic projections in addition to ITE
standards. The traffic study shall account for unique operations
of the site such as shift workers including arrival, dismissal and
any overlap of shift workers that may impact traffic intensity.
The traffic study should discuss the circulation patterns of truck
traffic and other heavy/ oversize vehicles. At the time any
redevelopment has been constructed and is fully operational, an
additional post construction traffic study shall be submitted
with appropriate operational data taken into consideration to
ensure the newly operating use is not overburdening the
capacity of existing infrastructure and intersections.

(iii)

(iv)

(v)

(vi)

The redeveloper shall be responsible for its pro-rata share of any
needed off-site improvements. It is recommended that the
redeveloper should work with NJ Transit to potential extend bus
routes and review other transportation options to provide
adequate transportation to commuters.

Shared Parking for mixed-use development has been
recognized to improve efficiency with respect to the utilization
of parking spaces. Several of the land uses within Section 1, 2
and 3 maybe able to share parking depending on their peak
hours of operation. The efficiency created through a blend of
land uses tend to reduce automobile dependency below that
which is precipitated by a single use, standalone development.

As a result, a shared parking study should be submitted as part
of site plan.

Pedestrian routes between uses shall be separated from
vehicular and truck traffic where appropriate. Sidewalks should
use complementary materials and design elements. Where
necessary, pedestrian protection devices such as bollards or
buffer vegetation shall be provided. Clear and identifiable
pedestrian pathways to mass transit locations shall be provided.

In case of special events held at Indoor or Outdoor Recreational
Uses, applicants are required to submit a Parking Management
Plan at the time of Site Plan. This plan shall address parking
demand resulting from patrons, occupants, team members,
employees and spectators, parking management and traffic
management related to the operation of the event. The Parking
Management Plan shall be subject to Board’s review and
approval.

SECTION 2: LAND USE PLAN
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6. Utilities

{i) Sanitary Sewerage service shall be provided by constructing a
collection system throughout the site and extending same to the
Borough of Sayreville’s sewerage collection system where capacity
allows. If capacity is not available adjacent to the site, the collection
system shall be either improved to accept the flows or extended to
where the capacity is available.

(i) A 16 inch water main must run through the site to connect to the
existing 16 inch man in the private road adjacent to the Florida power
plant at the southern end of the site and the existing 16 inch main in
Cheesequake Road east of the DuPont warehouse.

7. Any redevelopment must have proper circulation for emergency
vehicles to access the site and have an appropriate fire suppression
system that is subject to the review of the Borough Fire Marshall
consistent with the applicable fire sub-codes.

8. Consideration shall be given to storm water management as
required by the Borough Land Use Ordinance at the time of site plan
submission,

9. A security management plan should be submitted for uses that are
to be gated.

E. Infrastructure Phasing

The Redevelopment Plan contemplates the construction of roadways
within the redevelopment area to connect Cheesequake Road with
Hartle Street and Jernee Mill Road. The construction of the roadways

shall be phased and proceed on an as needed basis based on the
sequencing and density of development or as otherwise required by
the Redevelopment Agreement. The roadways shown in Orange,
Blue, Red and Green on the Overall Concept Plan are conceptual in
nature and may be altered during site plan review process subject to
approval by SERA (Sayreville Economic and Redevelopment Agency).

All of these proposed roads shall be a minimum width of 36 feet with
a 60 feet ROW (right of way) width.

Section 1 Infrastructure (Orange Roadway)

Site access in Section 1 is proposed via improvements to South
Minisink Avenue and Cheesequake Road that will monitor and reduce
the heavy industrial traffic into residential neighborhood. The
Orange Roadway (as shown in the Overall Concept Plan) should be
completed contemporaneously with the development as far as
needed to service buildings in Section 1. Any Redevelopment
Agreement contemplating development within Section 1 shall specify
timing, phasing and financing of the construction of the Orange
Roadway relative to Section 1 development.

Section 2 Infrastructure (Red Roadway)

Access to the development in Section 2 is proposed via full
movement site driveway from Jernee Mill Road (CR 675). The Red
Roadway (as shown in Overall Concept Plan) is currently conceptual
in nature. The final design and whether extension into property is
necessary to accommodate development will be determined by the
designated redeveloper in conjunction with SERA, prior to Site Plan
Review. The final roadway alignment is subject to approval by SERA,
prior to submission to Planning Board. Any Redevelopment

SECTION 2: LAND USE PLAN
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3.0 PLANNING RELATIONSHIP

3.1 Master Plan Recommendation

The Borough of Sayreville adopted its last Master Plan in February
2013. The plan identifies the property as SED-3 (Special Economic
Development 3) in its future land use plan. Per the Master Plan, this
land use classification has been included to provide a range of land
uses to meet the Borough’s economic development objectives. The
Plan area itself was identified as a site to be designated as a Foreign
Trade Zone (FTZ). Several land uses are proposed for this zone,
including data centers, offices and solar farms. The location of site
and the established infrastructure makes this site suitable to reach
Borough’s  economic  development goals. The proposed
Redevelopment Plan is consistent with the economic development
objective of the Borough. The redeveloper may consider applying to
designate this area for a FTZ status at their own accord.

3.2 Contiguous Municipalities

Borough of Sayreville is surrounded by several municipalities
including, South River Borough and East Brunswick Township on the
west separated by South River in between, and Old Bridge Township
to the south. The Borough is bounded by Raritan River to the north,
beyond which is the Edison Township and Woodbridge Township. To
the east of the Borough is the City of South Amboy. The
Redevelopment Area is not in close proximity to any of these
municipalities, except for Old Bridge Township, and would have
negligible effect on their master plan or zoning ordinance.

As mentioned previously, the Redevelopment Area is in close
proximity to Old Bridge Township to the south. The portion west of

Cheesequake road has been zoned SD-3 — Special Development Zone.
The purpose of this zone is to provide development opportunities for
large scale service and light manufacturing uses with appropriate
supporting facilities. Old Bridge Township therefore allows for similar
large scale and light manufacturing uses similar to what is being
proposed in the Redevelopment Area,

3.3 State Development and Redevelopment Plan

The State Development and Redevelopment Plan (SDRP) was
adopted in March 2001 and places most of the Borough of Sayreville
in the Metropolitan Planning Area (PA-1). Most of the communities
within PA-1 are fully developed or almost fully developed with much
of the new growth occurring through redevelopment. According to
the SDRP, the intent of PAL is to provide for much of the State's
future redevelopment; revitalize cities and towns; promote growth
in compact forms; stabilize older suburb; redesign areas of sprawl
and protect the character of the existing stable communities. The
SDRP calls for focusing growth in areas with existing infrastructure
and investments and away from environmentally sensitive areas.
One of the goals of the PA-1 area is to promote economic
development by encouraging redevelopment efforts such as infill and
land assembly, private/public partnerships and infrastructure
improvements. The Redevelopment Plan is consistent with the goals
and objectives of SDRP’s PA1 Metropolitan Planning Areas.

3.4  Middlesex County Master Plan
Middlesex County’s last master plan was adopted in 1960’s and

therefore is not applicable in terms of consistency with the
Redevelopment Plan.

SECTION 3: PLANNING RELATIONSHIP
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5.0 REDEVELOPER SELECTION

The following restrictions and controls on redevelopment are hereby
imposed in connection with the selection of a redeveloper(s) or
master redeveloper (s) for any property or properties included in the
Redevelopment Plan and shall apply notwithstanding the provisions

of any zoning or building ordinance or other regulations now or
hereafter in force:

* Any references within this section to “redeveloper” apply
equally to redeveloper or master redeveloper, as same may
be designated by SERA (Sayreville Economic and
Redevelopment Agency).

° The redeveloper will be obligated to carry out the specified
improvements in accordance with the Redevelopment Plan.

» Theredeveloper, its successors or assighees shall develop the
Redevelopment Area in accordance with the uses and
building requirements specified in the Redevelopment Plan.

o Until the required improvements are completed and a
certificate of completion is issued, the redeveloper
covenants provided forin N.J.S.A. 40A:12A-9 and imposed on
any redevelopment agreement, lease, deed or other
instruments shall remain in full force and effect.

¢ No development of the Plan Area may be undertaken unless
and until the developer is designated as the Redeveloper by
SERA, and the Redeveloper and SERA enter into a
Redevelopment Agreement.

* The Redevelopment Agreement(s) shall contain provisions to
assure the timely construction of the redevelopment project
and any other provisions necessary to assure the successful
completion of the project.

5.1  Redevelopment Entity Review

The Sayreville Economic and Redevelopment Agency (SERA), shall
review all proposed redevelopment projects within the
Redevelopment Area to ensure that such project(s) is consistent with
the Redevelopment Plan and relevant Redeveloper Agreement(s).
Such review and the execution of a Redevelopment Agreement shall

occur prior to the hearing on the redevelopment project(s) by the
Planning Board.

5.2 Land Use Review Process

A. Final adoption of this Redevelopment Plan by the Borough
Council shall be considered an amehdment to the Borough of
Sayreville Land Use Ordinance and Zoning Map.

B. No building permit shall be issued by the construction or zoning
official for any work resulting in a change of intensity of
development or change of use for any properties or buildings
within the area of the Redevelopment Plan without prior
review and approval of the work by the Sayreville Economic
and Redevelopment Agency (“SERA”) and the Planning Board.
Routine maintenance and repair shall not require review by
SERA or the Planning Board.

&/ All development applications (except for routine maintenance
and repair) shall first be submitted to SERA prior to submission
to the Planning Board. SERA shall review the development
applications for consistency with the Redevelopment Plan and
applicable Redevelopment Agreement.

SECTION 5: REDEVELOPER SELECTION
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reconstructed in the event of its destruction. The Planning
Board shall determine the issue of whether the non-
conforming use or building structure has been "destroyed."

G. The regulations and controls of this Redevelopment Plan
shall be implemented, where applicable, by appropriate
covenants, or other provisions and through agreements
between the redeveloper and Borough pursuant to N.J.S.A.
40A:12A-8 and 40A:12A-9,

H. The extent of the redeveloper’s responsibility for any
installation or upgrade of infrastructure related to the
development of the Redevelopment Area, or contribution
thereto, shall, whether on-site or off-site, be subject to a
redeveloper’s agreement with SERA, as the municipal
redevelopment agency.

I. If a court of competent jurisdiction finds any word, phrase,
clause, section, or provision of this Redevelopment Plan to
be invalid, illegal, or unconstitutional, the word, phrase,
clause, section, or provision shall be deemed severable, and
the remainder of the Redevelopment Plan and implementing
ordinances shall remain in full force and effect.

5.3  Amendment to Zoning Map and Development
Regulations

The Borough Zoning Map is hereby amended to reference this
Redevelopment Plan as a zoning district encompassing the
Redevelopment Area in its entirety. Additionally, the listing of zoning
districts in the Borough of Sayreville Zoning Ordinance is hereby
amended to include a reference to this Redevelopment Plan
constituting such substitute zoning district. Where specifically

provided for herein, the development standards set forth in this
Redevelopment Plan shall supersede the development regulations of
the Borough of Sayreville. In all other instances, the development
regulations of the Borough shall remain in full force and effect.

5.4 Other Provisions

In accordance with N.J.S.A. 40A:12A-1 et seq., known as the Local

Redevelopment and Housing Law, the following statements are
made:

* The Redevelopment Plan herein has delineated a definite
relationship to local objectives as to appropriate land uses,
density of population, and improved traffic and public
transportation, public utilities, recreation and community
facilities, and other public improvements. The Plan has laid
out various programs and strategies needed to be
implemented in order to carry out the objectives of this Plan.

® The Redevelopment Plan lays out the proposed land uses and
building requirements for the Redevelopment Area.

e Adequate provision for the temporary and permanent
relocation of residents is not necessary because there are no
residents in the Redevelopment Area.

e The Redevelopment Plan does not require the acquisition of
privately-owned property.

* The Redevelopment Plan is substantially consistent with the

Master Plan for the Borough of Sayreville. The Plan also
complies with the goals and objectives of the Middlesex

SECTION 5: REDEVELOPER SELECTION
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ORDINANCE #509-20

AN ORDINANCE OF THE BOROUGH OF SAYREVILLE IN THE COUNTY
OF MIDDLESEX, STATE OF NEW JERSEY, ADOPTING AMENDMENTS TO
THE HERCULES REDEVELOPMENT PILAN

WHEREAS, Hercules, LLC (“Hercules”) owns ptopetty in the Borough of
Sayreville located at 50 South Minnisink Avenue, Block 14, Lot 3; Block 25.01, Lot 1; Block
40, Lot 1; Block 43, Lots 1 and 1.01; Block 44, Lot 1; Block 45, Lot 1; Block 46, Lot 1; Block
47, Lot 1; Block 48.01, Lots 1 and 2; Block 50, Lot 1; Block 51, Lot 2; Block 51.01, Lot 1;
Block 51.02, Lot 1; Block 53, Lot 1; Block 53.01, Lot 1; Block 53.02, Lot 1; Block 57.01, Lot
1.01; and Block 83.04, Lot 1 (the “Property”); and

WHEREAS, on September 11, 2017, the Borough of Sayreville Council (the
“Council”) adopted a resolution pursuant to the Redevelopment Law designating the
property as a Non-Condemnation Area in Need of Redevelopment (“Hercules
Redevelopment Area”); and

WHEREAS, by that same resolution, the Council appointed the Sayreville
Economic and Redevelopment Agency (“SERA”) as the redevelopment entity for the
Hercules Redevelopment Area; and

WHEREAS, on May 29, 2018, the Council adopted a Redevelopment Plan for the
Property, entitled the “Hercules Redevelopment Plan,” by Ordinance 410-18 (the
“Redevelopment Plan”); and

WHEREAS, on April 23, 2020, SERA adopted a resolution designating TC NE
Metro Development, Inc. (“TC”) as conditional redeveloper of Section 1 of the Hercules

Redevelopment Plan; and

WHEREAS, TC and Hercules have requested that the Council consider certain
proposed amendments to the Redevelopment Plan; and

WHEREAS, the proposed Redevelopment Plan amendments were presented to
SERA on September 22, 2020; and

WHEREAS, SERA adopted a resolution on September 22, 2020, recommending
that Council adopt the Redevelopment Plan amendments; and

WHEREAS, on September 29, 2020 the Council adopted a resolution, referting the
Redevelopment Plan amendments to the Planning Board of the Borough of Sayreville (the
“Planning Board”); and

WHEREAS, upon review of the recommendations of SERA and the Planning
Board, the Council has determined to adopt the proposed amendments to the

Redevelopment Plan.

NOW THEREFORE, BE IT ORDAINED by the Borough Council of the
Borough of Sayrevile, County of Middlesex and State of New Jersey, that the

|

Redevelopment Plan shall be amended as follows: gg264_o69980 5399

I

&rer: HH

#11557534.1 (170002.001)







1. The section boundaries set forth on the Hercules Redevelopment Overall Concept
Plan, contained on page 8 of the Redevelopment Plan, shall be amended as shown

on Exhibit CB101 attached hereto.

2. This Ordinance shall take effect immediately after final passage and publication as

required by law.

INTRODUCED/APPROVED ON FIRST READING

DATED: September 29, 2020

Jegsica Morelos, R-M.C.
Clerk of the Borough of Sayreville

ADOPTED ON SECOND READING
DATED: October 13, 2020

Moo, Morle

sica Morelos, R.M.C.
erk of the Borough of Sayreville

l(eMaliﬁha_:(Councilman
(Planning & Zoning Committee)
Borough of Sayreville

(DL

Kew a, (’Sotr/ cilman

(Planning & Zoning Committee)

APPPROVAL BY THE MAYOR ON THIS 13t DAY OF OCTOBER, 2020.

PROYED O{FOR

| S
fMrchHAEL DUVO\I\JIT, ESQ., B&rough Attorney

#11557534.1 (170002.001)

Wit B rammen

Victoria Kilpatriclk, Mayor
Borough of Sayreville
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EXHIBIT TO

AN ORDINANCE OF THE BOROUGH OF SAYREVILLE IN THE COUNTY OF
MIDDLESEX, STATE OF NEW JERSEY, ADOPTING AMENDMENTS TO THE

HERCULES REDEVELOPMENT PLAN

LEQEND

EECTION 1 e D -
T
(] e p—
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ADVERTISED ACCORDIN

ORDINANCE #52-24
AN ORDINANCE AMENDING THE BOROUGH OF
SAYREVILLE HERCULES REDEVELOPMENT PLAN

WHEREAS, on September 11, 2017, the Borough of Sayreville Council (the
“Council”) adopted a resolution pursuant to the Local Redevelopment and Housing Law
designating certain parcels as a Non-Condemnation Area in Need of Redevelopment, which
were formerly known as: Block 14, Lot 3; Block 25.01, Lot 1; Block 40, Lot 1; Block 43, Lots
1 and 1.01; Block 44, Lot 1; Block 45, Lot 1; Block 46, Lot 1; Block 47, Lot 1; Block 48.01,
Lots 1 and 2; Block 50, Lot 1; Block 51, Lot 2: Block 51.01, Lot 1; Block 51.02, Lot 1: Block
53, Lot 1; Block 53.01, Lot 1; Block 53.02, Lot 1; Block 57.01, Lot 1.01; and Block 83.04, Lot

1 (“Hercules Redevelopment Area”); and

WHEREAS, by that same resolution, the Council appointed the Sayreville Economic
and Redevelopment Agency (“SERA”) as the redevelopment entity for the Hercules
edevelopment Area; and

WHEREAS, on May 29, 2018, the Council adopted a Redevelopment Plan for the
Property, entitled the “Hercules Redevelopment Plan,” by Ordinance 410-18 (the “Original
Redevelopment Plan”); and

WHEREAS, on October 13, 2020, the Council adopted an amendment to the Original
Redevelopment Plan by Ordinance No. 509-20 (the “First RDP Amendment”; and the
Original Redevelopment Plan as amended by the First RDP Amendment, is hereafter referred
to as the “Redevelopment Plan™); and

WHEREAS, Hercules LLC (“Hercules™) is the owner, and TC NE Metro
Development, Inc. (“TC”) is the contract purchaser, of a portion of the Hercules
Redevelopment Area, which comprises Section 3 of the Redevelopment Plan; and

WHEREAS, TC and Hercules requested that the Council consider certain proposed
amendments to the Redevelopment Plan; and

WHEREAS, the proposed amendments to the Redevelopment Plan were presented to
SERA, and SERA adopted a resolution recommending that the Council adopt the proposed
amendments to the Redevelopment Plan; and

WHEREAS, the Council adopted a resolution, referring the proposed amendments to
the Redevelopment Plan to the Planning Board of the Borough of Sayreville (the “Planning

Board™); and

WHEREAS, the Planning Board has recommended adoption of the proposed
amendments to the Redevelopment Plan and concluded that the Redevelopment Plan will
remain consistent with the Borough of Sayreville Master Plan after adoption of the proposed
amendments to the Redevelopment Plan; and

WHEREAS, upon review of the recommendations of SERA and the Planning Board,
the Council has determined to adopt the proposed amendments to the Redevelopment Plan.

NOW, THEREFORE, BE IT ORDAINED by the Borough Council of the Borough of
Sayreville, County of Middlesex and State of New Jersey, that the Redevelopment Plan is
amended as follows with deletions bracketed and identified with italicized, strikethrough text
(e.g. [deletions]), and additions indicated by bold-face, underlined text (e.g. additions):
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The Overall Concept Plan, as shown on Page 8 of the Redevelopment Plan, as
amended by the First RDP Amendment, is deleted in the entirety and
replaced with the Revised Overall Concept Plan, which is attached hereto as
Exhibit A. All references in the Redevelopment Plan to the Overall Concept
Plan shall refer to the Revised Overall Concept Plan.

The following language within Section 2.1(B), under the headings “Section 2
& 3” and “Permitted Conditional Uses” on Page 10 of the Redevelopment
Plan, shall be amended as follows:

1. Warehouse use shall be permitted only in Section 3, provided, [the-Har#e
Street-extension-(Blwe-and-Green) the Red Roadway (as shown on the Revised
Overall Concept Plan) is complete before the issuance of a certificate of
occupancy and the truck traffic accessing the site is directed towards Jernee
Mill Road via the Red Roadway.

The following language within Section 2.1(E), under the “Infrastructure
Phasing” Section heading on Page 15 of the Redevelopment Plan, shall be
amended as follows:

The Redevelopment Plan contemplates the construction of roadways within the
redevelopment area to connect Cheesequake Road with [Heartle-Street-and] Jernee
Mill Road. The construction of the roadways shall be phased and proceed on an as
needed basis based on the sequencing and density of development or as otherwise
required by the Redevelopment Agreement. The roadways shown in Orange,
[Blse;] Red and Green on the Revised Overall Concept Plan are conceptual in
nature and may be altered during site plan review process subject to approval by
SERA (Sayreville Economic and Redevelopment Agency).

All of these proposed roads shall be a minimum width of 36 feet with a 60 feet
ROW (right of way) width.

The heading “Section 3 Infrastructure” and all language therein, within
Section 2.1(E) on Page 16 of the Redevelopment Plan, is hereby deleted in the
entirety and replaced with the following:

Access to Section 3 shall be provided via the Orange, Green and Red
Roadways as shown on the Revised Overall Concept Plan. The Red Roadway
and Green Roadway are currently conceptual in nature. The final design will
be determined by the designated redeveloper in conjunction with SERA,
prior to Site Plan Review, if not already done in connection with the
development of Section 2. The final roadway alignment is subject to approval
by SERA, prior to submission to Planning Board, if not already done in
connection with the development of Section 2.

If a warehouse use is proposed in Section 3, any site plan application
submitted by the designated redeveloper to the Planning Board shall include
the Red Roadway designed to a level of detail necessary to apply for all
permits and approvals for the Red Roadway other than construction permits
(and which may rely on any SERA approved design completed in connection
with the development of Section 2, if any).

E




- —— - ——




Any site plan approval granted by the Planning Board for a warehouse use in
Section 3 shall be conditioned upon the designated redeveloper then applying
for and obtaining all other necessary permits and approvals for the Red
Roadway (if not already obtained in connection with the development of
Section 2).The designated redeveloper of Section 3 shall not be able to obtain
a building permit for any warehouse use in Section 3 until all necessary
permits and approvals for the Red Roadway have been obtained. The
designated redeveloper of Section 3 shall not be able to obtain a certificate of
occupancy for warehouse use in Section 3 unless construction of the Red
Roadway is complete and operational.

This Ordinance shall take effect immediately after final passage and publication as required
by law.
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APPROVAL BY THE MAYOR ON THIS EI DAY OF I 2024.
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Kennedy O’Brien, l\(yar
Borough of Sayreville ;

APPROVED AS TO FORM:

B

Borough Attor@'é?







nNYSNY §
“‘ P S A
iy sasiec
L
ZOLED k] i LY
ey ANTIORED ANDSTRGTY
T LON AVW GNV ATNO IDNTIEH 8 B0 THV NOTIEH NMOHS STINLYH A0S INLSPRIML € u@\ 2
S — 4102 ‘0T TEINVEIAON CTUATH 15V] “3U \a«..v.y
ooy NS Ml HO NI o Y O G310 %, %
NV1d 1dIDNOD o NS0 TV G SarVALLIN FLLVMISIRS SIATHISVA ATVONNGE ALEBONI L 2 ; "2
TIVEIAO Q3sIATY quonNao [N e TS TN “GIONGWY SV ‘NVId INGWIO BIAICGER s«@.
= sy tion cvonam =R NV RINVANNOT NOILD3S TVIIGIAIGNI FHL 11630 oL SINY L “a
v o STINTSEEVRVIEORVHION K, T,
NVd avouFoNveo  EEEEEN ... NS
ANIWLOTIAIAIY FTSTd ' w
mwn_DUMWI ) NvhZ¥ oLgvoyIvi oNdana | (5 3. .\! - 1] “
T ot e e ..-.i... orougmaEe - <
it b e M A Rl
WUy amleay . .‘\.-
ot g e ety frtmer o SNOWIIS n Wi .
¥Nowoss : ol H
e e I &Y v el Al
YRR -’.—'ﬁ_ngﬁ_uq.ﬁmm‘_ﬁxn . v 1 — J J a3
£NOUWD3S ’ L
ZNOUD3s h E ﬂ\u.‘
o e ZNOWMS!, -
- - ”_...._ _ T LNOUS3S .v..-_ <|a. .....r . —. Ilm;ll.._...l. S q.. : 1 |
.\t T o...d.vr,. . .. ¥
an3oa1 jema

.

RANLIIE

v

Agip -

L BATEAY







