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INTRODUCTION 
Sycamore Developers, LLC (hereafter Sycamore) is an affiliate of Premier Development, a leader in the 
construction and management of residential communities and affordable housing in New Jersey.  Premier 
has assisted a number of municipalities in the State, particularly in Somerset County, with meeting their 
affordable housing obligations. With successful projects in Hillsborough Township, Raritan Borough and 
Franklin Township, Premier has a proven record of developing and managing residential projects that 
include affordable housing.  In 2014 they received the 22nd Annual Award for Leadership & Vision in 
Affordable Housing from the Central Jersey Housing Resource Center, a testimony to their dedication to 
the provision of affordable housing opportunities in New Jersey.   

Sycamore is the contract purchaser of approximately 34.8 acres of land located in the heart of the 
northern half of Branchburg Township.  The subject properties, designated as Block 9, Lots 18, 19, 20, 21 
and 24, front on State Route 22 to the north and Meister Avenue to the south.     

This report has been prepared to highlight the beneficial aspects of a development proposal for North 
Branch Walk, a project put forth by Sycamore and Premier Development that will assist Branchburg in 
meeting its constitutional obligation to provide its fair share of the region’s affordable housing.  North 
Branch Walk is designed to provide the maximum affordable housing setaside (25%) for a project of this 
type in a rental community that will allow the Township to capitalize on bonus credit opportunity while 
limiting potential impacts to the Township. 

Overall the site proposed for development enjoys excellent access to surrounding roadways, is within 
close proximity to abundant employment opportunities and retail goods and services and has reasonable 
access to public transit opportunities, with bus stops and North Branch Station in the immediate area.  It is 
also located within close proximity to Raritan Valley Community College.  
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SUBJECT PROPERTIES 
Sycamore proposes development of North Branch Walk, a rental community consisting of luxury 
townhomes and apartments on property designated as Block 9, Lots 18, 19, 20, 21 and 24 in the 
Township of Branchburg.  All together, these 5 properties total approximately 34.8 acres.  Table 1, 
below, indicates the individual acreage of each property by block and lot, along with the current 
property tax class designation, owner and zoning classification. 

Table 1 

Block Lot Acreage Property Tax Class Owner Zoning Classification 

9 18 1.02 4A (commercial) 
Spaden 

Associates, LLC 
I-1 Industrial (3 acre), PO 

Planned Overlay 

9 19 0.64 2 (residential) 
Spaden 

Associates, LLC 
I-1 Industrial (3 acre), PO 

Planned Overlay 

9 20 2.02 2 (residential) 
Spaden 

Associates, LLC 
I-1 Industrial (3 acre), PO 

Planned Overlay 

9 21 7.58 3B (farm qualified) 
Spaden 

Associates, LLC 
I-1 Industrial (3 acre), PO 

Planned Overlay 

9 24 23.54 3B (farm qualified) 
H&A Pfauth & 

R Pfauth Jr. 
I-1 Industrial (3 acre), PO 

Planned Overlay 

Total  34.8    

 

At present, Lot 18 contains a single story structure that is home to an office use while Lots 19 and 20 
contain single-family detached dwelling units.  Lot 21 is vacant while Lot 24 contains a number of 
structures including a single-family detached dwelling and three accessory structures.  Surrounding land 
uses include Vollers Recycling to the west, AZ Electronic Materials USA Corp and AGFA Graphics on the 
south side of Meister Avenue, WJ Casey Trucking and Rigging and the Marriott Residence Inn to the east 
and commercial and office development on the north side of Route 22 north of the site.  Figure 1, at the 
end of this report, presents an aerial photo basemap depicting the subject properties and surroundings. 

The subject site slopes gently from north to south, with elevations above sea level at roughly 193’ at the 
frontage along Route 22 down to 150’ and 115’ at the western and eastern ends of the property 
frontage along Meister Avenue, respectively.  Based on study prepared by Van Cleef Engineering 
Associates, there are approximately 1.673 acres containing slopes greater than 25% and 2.787 acres 
containing slopes greater than 15% but less than 25%.  The majority of these slope areas surround the 
state open waters on Lot 24 that channel drainage from Route 22, flowing to the southeastern corner of 
the property along Meister Avenue.   Aside from state open waters identified on the site, there is a small 
wetland area (approximately 0.16 acres) in the southeastern corner of Lot 24 along Meister Avenue.  All 
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areas of state open water on the site are subject to a 50’ riparian buffer, and the wetland area requires 
a wetland buffer of 50’.  All told the environmental characteristics of the property do not represent any 
significant impediment to development of the project as proposed and it is reasonable to assume that all 
permits required from either the New Jersey Department of Environmental Protection and the New Jersey 
Department of Transportation could be obtained. 

CURRENT ZONING 
All of the subject properties lie within the I-1 Industrial (3 acres) Zone and also within the PO Planned 
Overlay Zone.  Principal uses permitted in the I-1 Industrial Zone include fabrication, manufacturing and 
packaging, warehousing and storage of materials, business office buildings for executive, engineering 
and administrative purposes and scientific and research laboratories and agricultural uses.  The Planned 
Overlay Zone permits principal uses including child care centers, clinical laboratories, hotels, medical 
offices, business offices and services.  Houses of worship, government uses, restaurants (not including 
drive-in or take out), retail sales, pharmacies, banks and commercial recreation (within a building) are 
conditionally permitted.  

Based on the nature of both existing and permitted uses, particularly those anticipated by the Planned 
Overlay Zone, the proposed project is compatible with future land uses as expressed in the zoning 
ordinance.  This part of Branchburg contains a strong job base in manufacturing, retail, service and 
hospitality uses.  Locating housing in close proximity to jobs, particularly affordable housing, offers the 
opportunity to live close to work, an opportunity not often available in suburban New Jersey.  Housing in 
the location proposed also offers businesses in the area access to workers who won’t necessarily have to 
rely on a personal vehicle to make it to work.     

SYCAMORE’S DEVELOPMENT PROPOSAL 
Sycamore Development, LLC and Premier Development propose to develop North Branch Walk, a rental 
community of 344 luxury townhomes and apartment units.  Twenty five percent (25%) of the apartments, 
totaling eighty-six (86) units will be deed restricted as affordable to low and moderate income 
individuals and families and will consist of one, two and three bedroom units in accordance with the 
bedroom distribution requirements of the Uniform Housing Affordability Controls; no more than 20% will 
be one bedroom units, no less than 20% will be three bedroom units and the balance will be provided as 
two bedroom units. Table 2, below, indicates the anticipated distribution of affordable housing units by 
bedroom type based on a total of eighty-six (86) affordable housing units. 

Table 2 - Distribution of Proposed Affordable Rental Units 

Unit Type Number of Affordable Units % of Total Units 

1 Bedroom Affordable 17 19.8% 

2 Bedroom Affordable 51 59.3% 

3 Bedroom Affordable 18 20.9% 

Total Units 86 100% 
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To accompany the luxury townhomes and apartments proposed in North Branch Walk, Sycamore and 
Premier Development plan for a number of amenities, which will be available to all residents of the 
project.  As depicted on the concept plan, a 5,500 square foot clubhouse and leasing office will be 
situated in the northwest corner of the site.  The clubhouse will include interior space for a fitness center 
and community room, while a pool, spa and deck and an area for lawn sports will complete the outdoor 
space.  The conceptual plan also includes a number of open green areas throughout the project, a dog 
park and although not shown on the concept plan, will include a tot lot or children’s play area. 

There are a number of benefits derived from North Branch Walk, the luxury townhome and apartment 
project proposed by Sycamore and Premier Development.  First and foremost, the number of affordable 
units envisioned represents 25% of the total number proposed, the maximum number permitted under 
affordable housing regulations currently in place for a rental project with a density up to 12 units per 
acre.  It is worthwhile to note the density proposed for this project is 9.9 units per acre, providing the 
Township the benefit of a maximum setaside of affordable units at a density lower than that typically 
associated with such a setaside.  In addition, the provision of affordable rental units provides the 
possibility to maximize rental bonus credits, which can account for up to 25% of a municipality’s total 
obligation.  Depending on the ultimate affordable housing obligation as determined by the Court, the 
Township could potentially realize up to 172 credits for the 86 affordable units provided by the 
proposed project. 

North Branch Walk is located in an area of the Township characterized by a vast employment base in the 
retail, hospitality, service and manufacturing sectors.  Affordable housing provided with this project will 
have access not only to a variety of service and retail uses in close proximity as a matter of convenience, 
but to the jobs associated with those uses.  This will provide current and future employees of places like 
Raritan Valley Community College, Shop Rite, local hotels and manufacturing facilities with housing 
opportunities in a location close to their place of employment.  The site proposed for development also 
has reasonable access to Community Access Transit bus stops at Shop Rite and Raritan Valley Community 
College, providing connection to Raritan and Bridgewater to the east.  North Branch train station on New 
Jersey Transit’s Raritan Valley Line is also within 1 mile of the site, providing an additional mass transit 
opportunity within close proximity.  All things considered, the proposed project represents an incredible 
opportunity to provide affordable housing options in an area of the Township with direct access to a 
variety of employment and transportation options, something that is typically a challenge in the suburban 
environment. 

There are characteristics of the site itself that present unique opportunities to integrate affordable 
housing into the Township’s landscape.  One of the challenges with development of this density is fitting it 
into the fabric of the existing community in a way that doesn’t impact surrounding uses to any great 
degree.  Here the proposed project is located away from the lower density residential districts of 
Branchburg, limiting the impact of higher density development on the established neighborhoods of the 
Township.  Existing vegetation and the topography of the site present the ability to provide density that is 
essentially invisible, with the majority of the project hidden from view of Route 22.  The size of the site 
and the density proposed offer the opportunity to provide adequate buffering to surrounding 
nonresidential uses.  Premier Development has realized great success with Stone Bridge at Raritan, a 
project very similar to the one proposed here that received a Somerset County Planning Award in 2014.  
The almost identical context of Stone Bridge at Raritan, located immediately on Route 202 adjacent to 
Ortho Clinical Diagnostics, New Jersey Transit’s Raritan Valley Line and a variety of manufacturing and 
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warehouse uses, illustrates that North Branch Walk can be successfully integrated amongst the existing 
nonresidential uses in the area with little concern.   

Sycamore and Premier Development as developer/manager represent a valuable ally in the provision of 
housing opportunity within Branchburg.  Once approved and constructed, Premier intends to manage 
North Branch Walk for the long term.  Their successful track record of project management in other 
Somerset County communities is a testament to their dedication to maintain safe and decent housing, 
whether affordable or market rate.  The Township can be confident that Sycamore and Premier offer a 
project that will be an asset to the community, one that will require little from the Township related to 
management and the provision of affordable housing opportunities. 

Finally, Sycamore and Premier Development intend to develop North Branch Walk as an inclusionary 
project, and will not seek subsidy from the Township to provide the 86 units of affordable housing 
proposed.  This allows Branchburg to allocate affordable housing trust funds to other affordable housing 
endeavors.  

SUMMARY OF BENEFITS 
Sycamore Development, LLC proposes North Branch Walk to include affordable housing that presents 
enormous benefit to the community.  Aside from providing safe, decent housing that will assist the Township in 
meeting its constitutional obligation to provide its fair share of the region’s affordable housing, the project: 

 Creates an attractive community of luxury townhomes and apartments with access to a wealth of retail 
and service uses in the immediate area 

 Provides the maximum setaside of affordable units for a rental project (25%) and results in 86 
affordable one, two and three bedroom apartments 

 Provides the opportunity for up to 86 rental bonus credits towards the Township’s affordable housing 
obligation, depending on Branchburg’s ultimate obligation as determined by the Court 

 Provides affordable housing in close proximity to an immense employment base 
 Provides affordable housing with reasonable access to public transportation opportunities 
 Utilizes a site that can effectively conceal the majority of the development while providing adequate 

buffers to surrounding uses 
 Provides a management ally in Premier Development who will own and operate North Branch Walk 
 Provides affordable housing opportunities that require no subsidy from the Township 
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