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Executive Summary

Sayreville's development landscape is dominated by a strategic and ambitious push in the
industrial sector. The clear trend is a pivot from traditional warehousing towards higher-value,
technology-focused uses like data centers and advanced manufacturing, with the massive
401-acre Hercules Arsenal site as the centerpiece of this strategy. Projects that incorporate
significant environmental benefits, such as green building certifications and innovative traffic
reduction measures like rail use, are receiving strong praise and favorable consideration from
the borough's planners and council. Self-storage development continues, but faces a cooler
reception from some community members.

The council is decidedly pro-development but is growing more sophisticated in its approach.
They are leveraging "Area in Need of Redevelopment" designations to proactively revitalize
aging industrial corridors, like Main Street and Crossman Avenue, while mandating that
developers fund related public infrastructure improvements. This indicates a supportive but
demanding environment. The council is pragmatic, readily approving extensions for viable
projects, but is also highly focused on protecting the borough from financial risk, as seen in
their preference for non-recourse bond financing for major public improvements.

Brokers should be aware of three key trends: the clear preference for high-tech industrial over
standard warehouses, the critical importance of designated redevelopment zones as a
development tool, and the competitive advantage gained by proposing projects with strong
sustainability and community-friendly logistics. The market temperature is strategically hot for
developers who can align with the borough's vision for a more modern, high-tech, and
sustainable industrial base.

Marquee Projects

Industrial Projects
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Project

Hercules Arsenal
Redevelopment

Sunshine Biscuit
Site Amendment

Main St/ Crossman
Ave
Redevelopment

Solar Carport
Canopies

"Arsenal Project”
(PILOT)

Self-Storage
Facility Completion

Self-Storage
Extension

Bus Depot
Proposal

Location/Address

Hercules Arsenal
Site

Former Sunshine
Biscuit site

Main Street &
Crossman Avenue

2707 Main Street
Extension (Epic
Church)

Not Specified

1970 NJ State
Highway 35

18 Journey Mill
Road

Wayne A Grant
Memorial Field

Applicant

Hercules (owner),
seeking developer

Handover Company

Borough of
Sayreville (initiator)

Solar Landscape
LLC

Unnamed
“multi-billion dollar
developer"

Insight Development

Partners LLC

Journey Mill LLC

Board of Education

Consultants

CBRE

Vina Savand
(Planner)

Vina Savand
(Planner),
CME

Jason
Churcha, Jim
Weil, Kevin
Shelley,
Andrew Janu

Carl Kemp,
Esquire

Development Climate Insights

Size/Details

401 acres, potential for 2.6M
sq ft. Preferred use: data

centers or chip manufacturing.

Two smaller warehouses
replacing one large one; 350k
sq ft reduction. Features
Green Globes rating and rail
use.

Study to designate 240 acres
of aging industrial parcels as
an "Area in Need of
Redevelopment.”

4,257 solar panels over
existing parking to power
~350 homes.

Large warehouse
development with a 30-year
PILOT.

Self-storage facility on former
Club Pure site.

2-year extension for a
previously approved
self-storage facility.

Proposed bus depot on a
memorial field.

Seeking
Developer

Under
Review
(Ordinance
amendmen
1)

Approved (
Study/Rec
ommendati
on)

Approved
(with
variances)

Approved (
Previously)

Completed
(co
Issued)

Approved
(Extension)

Denied/Op
posed

Why It Matters

The premier opportunity.
The city explicitly favors
high-tech use over
warehouses here, signaling a
major policy shift. Significant
power/water infrastructure
challenges exist.

Sets a new standard. This
was called a "better
development" for its smaller
scale, green design, and use
of rail to reduce truck traffic.
Shows council will amend
plans for a superior project.

Proactive revitalization. The
city is priming this entire
corridor for new investment.
Developers entering this zone
will be expected to contribute
to public infrastructure.

Signals strong support for
renewable energy, but also
reveals intense board scrutiny
on environmental safety
(chemical leaching) and
developer financial stability.

A cautionary tale. Faced
strong public opposition over
the large PILOT “giveaway"
and logistical concerns. A key
reference point for community
sentiment on tax incentives.

Shows a self-storage project
seeing it through to
completion. The borough is
actively monitoring the start of
PILOT payments, indicating
strict financial oversight.

Demonstrates the board's
pragmatism in granting
extensions for projects that
need more time for outside
agency approvals.

Community opposition
killed it. A clear signal that
development on public
memorial or recreational land
is a non-starter, regardless of
need.
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What's Getting Approved:

* High-Tech & Sustainable Industrial: Projects that move beyond basic warehousing to include
tech uses (data centers), green certifications, and renewable energy components are highly
favored.

* Projects in Redevelopment Zones: The borough is using redevelopment designations as its
primary tool for growth. Projects within these zones have a clearer path, provided they contribute to
area goals.

« Pragmatic Administrative Requests: Simple requests like time extensions for
already-approved projects are passing with little friction, showing support for developers navigating
external agency hurdles.

What's Facing Resistance:

« Traditional, High-Impact Warehouses: While not explicitly banned, there's a clear preference
for other uses. A "beats the hell out of warehouse" comment from a council member is a strong tell.

e Large PILOT Agreements: Substantial tax incentives for large developers are met with intense
public scrutiny and skepticism, especially if the project's long-term viability is questioned.

* Inappropriate Land Use: Proposals on cherished public lands (parks, memorials) will mobilize
strong and effective community and council opposition.

« Self-Storage ("Mini-Warehouses"): While some are being built, there is an undercurrent of
public opposition, suggesting these projects may face more headwinds than other industrial types.

Council Priorities:

« Attracting "Next Generation" Industry: The council is actively seeking to attract data centers,
chip manufacturing, and other high-tech uses to secure a future-proof tax base.

« Infrastructure Upgrades via Development: There is a clear expectation that new projects,
especially in redevelopment zones, will bear the cost of off-site improvements like roads and traffic
circulation.

 Financial De-risking: The council is focused on protecting the borough's finances, favoring
non-recourse bonds and strictly enforcing PILOT payment schedules.

Community Hot Buttons:

» Truck Traffic: This is a perennial concern. Projects that can demonstrate traffic mitigation,
especially through innovative means like rail, gain significant favor.

» Tax "Giveaways": The community is wary of large PILOTSs for wealthy developers, viewing them
as a misuse of taxpayer funds.

* Environmental Safety: Citizens and board members are asking detailed questions about the
chemical composition of materials (e.g., solar panels) and potential long-term environmental
impacts.
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Regulatory Changes:

» Proactive Redevelopment Designations: The borough is not waiting for developers to act; it is
initiating studies to declare entire corridors as "Areas in Need of Redevelopment," creating
ready-made opportunities.

» Master Plan Focus on Renewables: The 2023 Master Plan update specifically encourages
renewable energy projects, giving developers in this space a policy tailwind.

Emerging Opportunities:

« Data Centers at Hercules Arsenal: The 401-acre site is the single largest opportunity in the
market, with a clear invitation from the borough for data center or chip manufacturing proposals.

 Transit-Oriented Development: The borough is beginning to work on plans for a Transit Village
designation and redevelopment around the Parkway bus terminus and Ernstston Road, signaling
future mixed-use opportunities.

Redevelopment Hotspots & Key Players

Neighborhood Focus

» Hercules Arsenal Site: This massive 401-acre redevelopment area is the borough's top priority
for attracting a large-scale, high-tech industrial user. It is being actively marketed by CBRE on
behalf of the owner, Hercules.

* Main Street / Crossman Avenue Corridor: The borough is actively priming this 240-acre stretch
of older industrial properties for revitalization through a new redevelopment designation. This is the
next frontier for industrial upgrades and infill.

* Riverton Project Area: While a massive mixed-use project, its significant, ongoing infrastructure
improvements (new roads, utilities) are a catalyst for surrounding properties and set a high bar for
development quality in the area.

Active Players & Influencers

 Sayreville Economic and Redevelopment Agency (SERA): This is the central agency driving
development. Recent moves to launch a new projects website and create a "business support
position" signal an effort to be more transparent and developer-friendly.

* Vina Savand, Licensed Professional Planner: As the borough's planner, she is a key and
influential voice presenting redevelopment studies and shaping the narrative around what
constitutes a "good" project for Sayreville.
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« Handover Company: This developer is currently in the council's good graces for proposing a
"better" industrial project at the Sunshine Biscuit site that is smaller, greener, and reduces truck
traffic.

* CBRE: As the broker marketing the premier Hercules Arsenal site, they are a key gatekeeper for
the borough's most significant development opportunity.
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