
















































































In a comprehensive report dated February 27, 2020, the Director of Land Use
Management and the Senior Vice President, Chief of Legal & Regulatory Affairs
recommended the approval of the special exception use requested above in Item
1 and the bulk variances requested above in Items 2 and 3. A copy of the
comprehensive report and special exception and variance recommendation was
provided to the applicant on February 27, 2020.

At this time, the Board of Commissioners is required to issue a decision on the
special exception use and variance requests described above. A resolution
requesting the same is attached for your consideration.






1. N.J.A.C.19:4-5.91(a)3i, which requires a minimum front yard setback of 30
feet, whereas the applicant is proposing a wireless communications
compound with a minimum setback of 17 feet from the unimproved 50t
Street right of way.

2. N.J.A.C. 19:4-5.91(a)3iii, which requires a minimum rear yard setback of
50 feet, whereas the applicant is proposing a wireless communications

compound with a minimum setback of 18.1 feet from the easterly rear

yard property line.

Notice was given to the public and all interested parties as required by
law. The public notice was published in The Jersey Journal newspaper. No
written objections were received. A public hearing was held in the Office of the
Commission on Tuesday, January 14, 2020. All information submitted to the
Division of Land Use Management relative to this application is made part of the

record of this recommendation.

II. GENERAL INFORMATION
A. Existing and Proposed Use

The property in question has an area of approximately 2.34 acres. It
contains frontage on West Side Avenue to the west, and is bordered by the New
York Susquehanna and Western Railroad to the east. A paper street right of way
known as 50t Street abuts the site to the south and consists of a drainage ditch,
vegetation, bituminous pavement and curb. An intermodal facility is located to
the north of the site. The existing drainage ditch located within the 50t Street
right-of-way leads into a drainage retention basin located at the southwestern
corner of the subject property, which eventually discharges to the wetlands
located west of West Side Avenue.

The site is currently improved with a three-story contractor’s office

building and an associated parking area, which occupy a majority of the lot area.



Direct access to the site is provided from West Side Avenue by two driveways
located to the north and south of the existing building.

The applicant is proposing to establish as permanent an existing
temporary telecommunications facility operated by T-Mobile & SectorSite that is
located on the southeasterly portion of Lot 17. The existing temporary
telecommunications compound was constructed by T-Mobile Northeast LLC.
Prior to construction, T-Mobile Northeast LLC operated a wireless
communications facility located on a nearby electric transmission tower owned
by Public Service Electric & Gas (PSE&G). Upgrades to the electric transmission
tower mandated by PSE&G’s North Central Reliability Project necessitated the
temporary relocation of the wireless communications facility to the subject
property. The existing fenced temporary telecommunications compound,
inclusive of a 100-foot tall transmission tower, is set back 17 feet from the
property line along the southerly front yard and 18.1 feet from the property line
along the easterly rear yard, whereas the minimum front and rear yard setbacks

in the Intermodal A zone are 30 feet and 50 feet, respectively.

B. Response to the Public Notice

No written objections were received prior to the public hearing.

III.  PUBLIC HEARING (January 14, 2020)

A public hearing was held on Tuesday, January 14, 2020. NJSEA staff in
attendance were Sara J. Sundell, P.E., P.P., Director of Land Use Management
and Chief Engineer; Mia Petrou, P.P., AICP, Principal Planner and Ronald
Seelogy, P.E., P.P., Principal Engineer.

A. Exhibits
The following is a list of the exhibits submitted by the applicant at the

public hearing and marked for identification as follows:












coverage in the vicinity of the subject site promotes the welfare and

convenience of the public.

- The proposed special exception use will not cause substantial injury to the value

of other property in the neighborhood.

The permanent 100-foot-high communications transmission tower will
not cause substantial injury to other properties in the surrounding
neighborhood.  The tower, as part of a permanent wireless
communications facility, is a benign commercial use that is located in the
rear of the subject property behind the existing three-story contractor’s
office building. A potential negative impact created by the installation of
the tower would be its visibility to surrounding properties. However,
this effect is mitigated by the monopole’s location towards the rear of the
property, behind the existing building. In addition, existing vegetation
and the proposed eight-foot-high chain link fence with privacy slats will

screen the ground-level electrical equipment at the base of the pole.

The public benefits by the closure of a gap in wireless
telecommunications service, particularly in cases where the subject
carrier is utilized for emergency services. Additionally, there will be no
noise, glare, odor, vibration or noxious characteristics associated with the
permanent 100-foot-high communications transmission tower. The
applicant provided testimony that an FCC license has been issued for the
subject facility.



3. The special exception use will not dominate the immediate neighborhood in a
manner that could prevent development and use of neighboring properties in

accordance with the applicable regulations, in consideration of the following:

i. The location and size of the special exception use;

The location and size of the permanent monopole will not dominate
the immediate area or neighborhood as to prevent development in
accordance with District zoning regulations. To screen the
equipment and provide as much distance as possible from the
improved West Side Avenue right of way, the monopole, the top of
which is approximately 100 feet above the ground level, has been
installed in the rear of the property adjacent to the unimproved 50t
Street right of way. As such, the monopole is not particularly
noticeable from the surrounding area, and it has been designed to

mitigate any visual impact that it may create.

ii. The nature and intensity of the operation of the special exception use;

The permanent 100-foot-high monopole and associated
telecommunications facility will be unmanned, requiring only
monthly visits for maintenance purposes. Sufficient parking areas
are available on site for the visiting technician. This low intensity

use has no detrimental effects on the surrounding properties.



iti. The location of the site with respect to access and circulation;

The subject property is fully developed with a contractor’s office
building and contains sufficient access and vehicle circulation for
the existing use. The minor increase in intensity on the subject
premises created by the permanent installation of the 100-foot-high
monopole and associated unmanned wireless telecommunications
facility does not burden or create a dominating effect on the
surrounding area. Neighboring properties are not impeded in their
ability to function in accordance with the applicable zoning
regulations, as little activity or traffic results from the permanent

installation of the monopole and facility.

iv. The location, nature, and height of structures, walls and fenices on the

site; and

The location, nature and height of the permanent 100-foot tall
communications transmission tower and fence on the site will not
dominate the surrounding area. The height of the monopole is
required to be the minimum height necessary to effectively
transmit and receive radio signals, and at this location was based
on its ability for its signal to clear the blockage resulting from trees
bordering the Meadowlands Exposition Center located 2,500 feet to
the west. The telecommunications equipment at the base of the
monopole will not be visible from most points since it is located
behind the existing three-story office building and will be screened
by a chain link fence with privacy slats. The monopole is the most
visible component of the facility, however, the structure has been

designed to mitigate any visual impact that the monopole may



create, specifically, and the color of the monopole blends with the

surroundings.

v. The nature and extent of landscaping and screening on the site.

Adequate screening and fencing will be provided at the base of the
permanent monopole and telecommunications facility. As the
telecommunications facility is set back approximately 230 feet from
the improved West Side Avenue right of way, visibility from the
roadway is limited. = Additionally, the existing three-story
contractor’s office building and the vegetation in the unimproved
50th Street right of way screen the compound from nearby
properties, and the equipment located at the base of the monopole
will be surrounded by an eight-foot-high chain link fence with

privacy slats.

4. Adequate utilities, drainage and other necessary facilities have been or will be

provided.

The permanent monopole and telecommunications facility will not
require any water or sewer utility service. The electric and telephone
services required by the facility are available in the vicinity.
Connections to the existing infrastructure have been designed to
prevent potential negative impacts to existing utility services. The
permanent monopole and equipment will not impact the existing

stormwater drainage infrastructure or conditions.
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5. Adequate access roads and drive aisles have been or will be provided and shall be

designed to prevent traffic hazards and minimize traffic congestion.

Adequate site access and circulation for the permanent monopole and
associated telecommunications facility is provided within the existing
parking/vehicular use on the site. The impact to traffic in the
surrounding area is insignificant. Traffic generated by the unmanned
facility is comprised of one site visit for facility maintenance purposes
every four to six weeks. The surrounding roadways are capable of

handling the minimal traffic generated by the use.

6. The special exception use will not have a substantial adverse environmental

impact.

The permanent communications transmission tower monopole and
telecommunications facility will not cause any adverse environmental
impacts. District environmental performance standards will not be not
exceeded as there is no noise, vibration, glare, air emissions, hazardous
or radioactive materials generated by the existing facility. No wetlands
or environmentally sensitive areas will be disturbed, and all required

buffers will be maintained.
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B. Standards for the Granting of a Bulk Variance from the Provisions of

N.I.A.C. 19:4-5.91(a)3i, which requires a minimum front vard setback

of 30 feet, whereas the applicant is proposing wireless

communications compound with a minimum setback of 17 feet from

the unimproved 50t Street right of way.
The Hackensack Meadowlands District Zoning Regulations at N..A.C. 19:4-

4.14(e) state in part that, a variance shall not be granted unless specific written findings
of fact directly based upon the particular evidence presented are made that support
conclusions that...
1. Concerning bulk variances:
i. The variance requested arises from such condition that is unique to the
property in question, is not ordinarily found in the same zone, and is not

created by any action of the property owner or the applicant.

The subject property contains two front yards and is irregularly-
shaped, with an approximate 144-foot by 85-foot flag portion on
Lot 16.01 that extends in a northerly direction towards adjacent Lot
18. This results in a lot width of approximately 449 feet along West
Side Avenue, compared to a lot width of only 331 feet at the rear of
the property. In addition, the front yard from which the setback
variance is sought is along the 50t Street right of way, which
contains a drainage ditch, vegetation, bituminous surface and curb,

is not likely to become a paved public thoroughfare.

The subject property is currently improved with a three-story
contractor’s office building, which represents an existing lot
coverage of 9.81 percent. Existing open space on the site, which
includes a drainage retention basin on Lot 16.01, totals 40.23

percent, whereas a minimum of 15 percent is required. The
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ii.

remainder of the site consists of paved parking area. It is an
unusual circumstance, given the available lot coverage and degree
of excess open space on the subject property, that the applicant
would need to seek a front yard setback variance. However, the
location of the permanent monopole and telecommunications
facility within the required front yard facing the 50t Street right of
way is dependent upon the utilization of nearby existing electric

utility lines.

These are unique circumstances that are not ordinarily found on
properties in the Intermodal A zone. The requested variance to
permit a reduced southerly front yard setback to the 50t Street

right of way arises from these conditions.

The granting of the variance will not adversely affect the rights of

neighboring property owners or residents.

The neighborhood in which the subject property is located is
primarily industrial in nature and no residences or commercial uses
that would be frequented by the general public are located nearby.
The neighboring parcel to the south located along West Side
Avenue on the opposite side of the 50t Street right of way, which is
identified as Block 452.04, Lot 15.01, is the property that would be
most impacted by the proposed front yard setback variance. Lot
15.01 contains an automobile storage facility with no immediately
adjacent structures. The wireless communications compound
requires infrequent maintenance by personnel, and the existing
vegetation within the 50t Street right of way screens the compound

from Lot 15.01.
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i1,

The permanent wireless communications compound will not create
any negative visual impacts to the neighboring properties or
impede their ability to function as intended. Therefore, the
granting of the requested variance to provide a reduced southerly
front yard setback to the 50t Street right of way will not adversely

affect the rights of neighboring property owners or residents.

The strict application of the regulations will result in peculiar and
exceptional practical difficulties to, or exceptional and undue hardship

upon, the property owner.

A denial of the requested variance will result in peculiar and
exceptional practical difficulties, and exceptional and undue
hardship upon the property owner. The site is constrained by a
drainage retention basin located at the southwestern corner of the
property that eventually discharges off-site to the wetlands located
west of West Side Avenue. The location of the telecommunications
compound is further constrained by its need for electrical power,
which necessitates its location within close proximity of an existing
utility pole within the 50t Street right of way. An existing
overhead electric wire has been rerouted from this existing utility
pole located within the 50t Street right of way to a utility pole on
the subject property adjacent to the wireless communications
compound.  Consequently, the placement of the wireless
communications compound is limited by the location of the utility
pole, which was determined by PSE&G. Locating the wireless
communications compound at this site allows T-Mobile and

SectorSite to provide the required coverage to its customers in this

14



vicinity. The premises cannot function as a wireless
communications facility without the installation of the wireless
communications compound in a location that is accessible to the

required utilities.

. The variance will not result in substantial detriment to the public good

and will not adversely affect the public health, safety, morals, order,

convenience, prosperity or general welfare.

There will be no substantial detriment to the public good and no
adverse impact to the public health, safety, morals, order,
convenience, prosperity or general welfare by granting the
requested variance. The placement of the permanent wireless
communications compound at the current location on site does not
have a detrimental effect on the quality of life in the District, as
there will be no increase in traffic, pollution, odor, glare or
vibrations associated with the equipment. The wireless
communications compound is part of an unmanned facility, is
essentially inconspicuous, and does not create any negative visual
impact. The general welfare of the population is also served by

advancing telecommunications service in the area.
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v. The variance will not have a substantial adverse environmental impact.

vi.

The granting of the requested variance to install wireless
communications compound within the front yard setback from the
50th Street right of way does not have any adverse environmental
impacts. No environmentally sensitive areas will be disturbed.
The permanent wireless communications compound will not
exceed the District’s category B performance standards in regard to
noise, vibrations, glare, airborne emissions, hazardous or
radioactive materials, wastewater and traffic. Additionally, the
permanent wireless communications compound will not involve

the storage of any hazardous materials, liquids or chemicals.

The variance represents the minimum deviation from the regulations that

will afford relief.

The requested variance to provide a 17-foot front yard setback from
the fenced wireless communications compound to the 50t Street
right of way, whereas a minimum 30 foot setback is required,
represents the minimum deviation that will afford relief at this
location.  Increasing the southerly front yard setback to the
minimum 30 feet required would negatively impact site efficiency.
The location of the wireless communications compound needs to be
in close proximity to an existing electric utility pole, which is the
nearest power source. Potential locations for the placement of a
wireless communications compound are limited due to existing site
layout and the placement of the utility pole by PSE&G.
Compliance with the minimum required setback would result in

the installation of the wireless communications compound and
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i. The variance requested arises from such condition that is unique to the
property in question, is not ordinarily found in the same zone, and is not

created by any action of the property owner or the applicant.

The subject property contains two front yards and is irregularly-
shaped, with an approximate 144-foot by 85-foot flag portion on
Lot 16.01 that extends in a northerly direction towards adjacent Lot
18. This results in a lot width of approximately 449 feet along West
Side Avenue, compared to a lot width of only 331 feet at the rear of
the property. The proposed 18.1-foot rear yard setback is measured
from the fenced wireless communication compound to the adjacent

New York Susquehanna and Western Railroad right of way.

The property is currently improved with a three-story contractor’s
office building, which represents an existing lot coverage of 9.81
percent. Existing open space on the site, which includes a drainage
retention basin, totals 40.23 percent, whereas a minimum of 15
percent is required. The remainder of the site consists of paved
parking area. It is an unusual circumstance, given the available lot
coverage and degree of excess open space on the subject property,
that the applicant would need to seek a rear yard setback variance.
However, the current location of the monopole and
telecommunications facility is dependent upon the utilization of
nearby existing electric utility lines. The permanent 100-foot-tall
monopole will provide an antenna pattern clear of any obstructions

and will continue to provide adequate coverage to the area.

These are unique conditions that are not ordinarily found on

properties in the Intermodal A zone. The requested variance to
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11.

permit a reduced easterly rear yard setback arises from these

conditions.

The granting of the variance will not adversely affect the rights of

neighboring property owners or residents.

The neighborhood in which the subject property is located is
primarily industrial in nature and no residences or commercial uses
that would be frequented by the general public are located nearby.
The neighboring parcel to the east, identified as Block 485, Lot 3, is
the property most impacted by the proposed variance to provide a
fenced wireless communications compound with a minimum rear
yard setback of 18.1 feet. Lot 3 is owned by the New York
Susquehanna and Western Railroad and contains a railroad transfer
facility with no immediately adjacent structures. The permanent
wireless communications compound requires infrequent
maintenance by personnel, and the proposed chain link fence with
privacy slats will screen the permanent wireless communications

compound equipment from Lot 3.

The permanent wireless communications compound will not create
any negative visual impacts to the neighboring properties or
impede their ability to function as intended. Therefore, the granting
of the requested variance to provide a reduced easterly rear yard
setback will not adversely affect the rights of neighboring property

owners or residents.
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iti. The strict application of the regulations will result in peculiar and

0.

exceptional practical difficulties to, or exceptional and undue hardship

upon, the property owner.

A denial of the requested variance to provide a fenced wireless
communications compound with a minimum rear yard setback of
18.1 feet will result in peculiar and exceptional practical difficulties,
and exceptional and undue hardship upon the property owner.
Increasing the easterly rear yard setback to the minimum 50 feet
required would negatively impact existing site circulation and
efficiency within the parking lot for the contractor’s office.
Locating the wireless communications compound within the
required rear yard will allow T-Mobile and SectorSite to continue to
serve the regions by providing the required coverage and capacity

to its customers.

The variance will not result in substantial detriment to the public good
and will not adversely affect the public health, safety, morals, order,

convenience, prosperity or general welfare.

There will be no substantial detriment to the public good and no
adverse impact to the public health, safety, morals, order,
convenience, prosperity or general welfare by granting the
requested variance to maintain a fenced wireless communications
compound with a minimum rear yard setback of 18.1 feet. The
placement of the wireless communications compound at the
current location on site will not have a detrimental effect on the
quality of life in the District, as there will be no increase in traffic,

pollution, odor, glare or vibrations associated with the compound.
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The wireless communications compound is an unmanned facility,
is essentially inconspicuous, and will not create any negative visual
impacts. The general welfare of the population is also served by

advancing telecommunications service in the area.

v. The variance will not have a substantial adverse environmental impact.

The granting of the requested variance to provide a fenced wireless
communications compound with a minimum rear yard setback of
18.1 feet will not have any adverse environmental impacts. No
environmentally sensitive areas will be disturbed. The permanent
wireless communications compound will not exceed the District’s
category B performance standards in regard to noise, vibrations,
glare, airborne emissions, hazardous or radioactive materials,
wastewater and traffic. Additionally, the permanent wireless
communications compound will not involve the storage of any

hazardous materials, liquids or chemicals.

vi. The variance represents the minimum deviation from the regulations that

will afford relief.

The requested variance to provide a fenced wireless
communications compound with an 18.1-foot rear yard setback,
whereas a minimum 50 foot setback is required, does represent the
minimum deviation that will afford relief at this location.
Increasing the easterly rear yard setback to the minimum 50 feet
required would require the wireless communications compound to
be relocated within the existing parking lot for the contractor’s

office, which would negatively impact site circulation and
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vii.

efficiency. The placement of the monopole and
telecommunications facility was determined by the applicant to
provide an antenna transmission pattern that is clear of
obstructions. Potential locations for the placement of wireless
communications compound are limited due to the existing site
layout. The current Jlocation of the monopole and
telecommunications facility was also selected due to its close

proximity to existing electric utility lines.

Granting the variance will not substantially impair the intent and

purpose of these regulations.

The granting of the bulk variance to locate the fenced wireless
communications compound within the required rear yard setback
will not impair the intent and purpose of the regulations. One
purpose of a setback is provide a buffer between uses; however, the
permanent wireless communications equipment will be screened
from the adjacent railroad transfer facility on Lot 3 by the proposed
chain link fence with privacy slats. The appearance of the
surrounding area will not be compromised, as the
telecommunications compound will have minimal visual impacts

on the surrounding industrial properties.
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RESOLUTION 2020-13

RESOLUTION ISSUING A
DECISION ON THE VARIANCE APPLICATION
SUBMITTED AS PART OF FILE NO. 18-422
1099 WALL STREET VENTURES, LLC-
NEW BUILDING (HOTEL) & VARIANCE/SUBDIVISION
BLOCK 228, LOTS 1.01 & 1.03, IN THE TOWNSHIP OF LYNDHURST

WHEREAS, an application for one bulk variance has been filed with the
New Jersey Sports & Exposition Authority (NJSEA) by William Sullivan, Esq. of
the firm Scarinci Hollenbeck, on behalf of BDG Hotels at Lyndhurst, LLC, for the
premises located at 1099 Wall Street West, identified as Block 228, Lots 1.01 &
1.03, in the Township of Lyndhurst, New Jersey; and

WHEREAS, the premises is located within the Hackensack Meadowlands
District’s Commercial Park zone; and

WHEREAS, the bulk variance is sought in connection with the applicant’s
proposal to construct a 128-room hotel building and related site improvements
on the subject premises; and

WHEREAS, the applicant requested bulk variance relief from N.J.A.C.
19:4-8.2(b)1, which prohibits vehicular use areas in required front yards, whereas
the applicant is proposing a vehicular use area including 18 parking spaces at a
minimum 15-foot setback within the required 35-foot-wide front yard setback
along Wall Street West; and

WHEREAS, notice of the requested bulk variance relief was given to the
public and all interested parties as required by law and was published in the
Record newspaper; and

WHEREAS, a public hearing was held in the Office of the NJSEA on
Tuesday, January 7, 2020, before Sara Sundell, P.E., P.P., Director of Land Use
Management and Chief Engineer; Sharon Mascar6, P.E., Deputy Director of Land
Use Management and Deputy Chief Engineer; Mia Petrou, P.P., AICP, CFM,
Principal Planner; and William Moran, P.E., P.P., AICP, Senior Engineer; and

WHEREAS, a comprehensive report dated March 6, 2020, has been
prepared indicating the recommendations of the Director of Land Use









RECOMMENDATION ON THE VARIANCE APPLICATION OF
1099 Wall Street Ventures, LLC - New Building (Hotel) & Variance
FILE #18-442

L INTRODUCTION

An application for one bulk variance has been filed with the New Jersey
Sports and Exposition Authority (NJSEA) by Richard Bhojani of BDG Hotels at
Lyndhurst, LLC, for the premises identified as Block 228, Lots 1.01 & 1.03, in the
Township of Lyndhurst, New Jersey. The subject premises are located in the
Hackensack Meadowlands District's (District) Commercial Park zone. The
variances are sought in connection with the applicant’s proposal to construct a

128-room hotel building, with associated site improvements, on the subject

property.

Specifically, the applicant is requesting relief from the following:

1. N.JAC 19:4-82(b)l1, which prohibits vehicular use areas in
required front yards. The applicant is proposing a vehicular use
area including 18 vehicle parking spaces located at a minimum 15-
foot setback from the front lot line adjoining Wall Street West,

whereas a minimum 35-foot-wide front yard setback is required.

Notice was given to the public and all interested parties as required by
law. The public notice was published in The Record newspaper. No written
objections were received. A public hearing was held in the Office of the NJSEA
on Tuesday, January 7, 2020. All information submitted to the Division of Land
Use Management relative to this application is made part of the record of this

recommendation.
























environmental impacts. The delineated wetland area located on the

site will remain preserved in the proposed condition.

In addition, the area’s aesthetics will not be adversely impacted by
the proposed location of parking in the required front yard. A
landscape hedge and street trees will be provided within the
proposed 15-foot setback area between the property line and the
proposed parallel parking. Overall, the proposal will provide a
three percent increase in open space on the site over current
conditions (from 19.8 to 22.8 percent open space), as well as site

drainage improvements.

The proposed parking spaces within the required front yard are
aligned parallel to the front lot line, and will not result in glare
directed toward vehicles traveling on Wall Street West, nor to
neighboring properties. Furthermore, District performance
standards will be met for noise, vibration, airborne emissions,

hazardous and radioactive materials, and wastewater.

vi. The variance represents the minimum deviation from the requlations that

will afford relief.

The requested variance to permit a vehicular use area and parking
within the required front yard setback arises from the specific site
conditions that result in practical difficulties in the development of
a conforming site plan. Alternative parking configurations on the
subject property are not practicable based on the particular
characteristics of the property that affect the site’s development.

These characteristics include its irregular shape and the presence of





















RECOMMENDATION ON THE VARIANCE APPLICATION OF
Hudson County/High Tech High School - Cell Tower (Use Variance)
FILE # 19-508

L INTRODUCTION

An application for one use variance has been filed with the New Jersey
Sports and Exposition Authority (NJSEA) by Nicholas Fargo, on behalf of
Hudson County Schools of Technology, for the premises located at Hudson
County High Tech High School, Frank J. Gargiulo Campus, One High Tech
Way, Block 5, Lot 2.03, in the Town of Secaucus, New Jersey. The subject
premises are located in the Parks and Recreation zone of the Hackensack
Meadowlands District (District). The variance is sought in connection with
the applicant’s proposal to construct a 155-foot-tall cell tower with associated

site improvements on a portion of the subject property.

Specifically, the applicant is requesting a use variance as follows:

1. N.J.A.C. 19:4-5.14(a), where communications transmission towers are
not listed as a permitted use in the Parks and Recreation zone. The
applicant is requesting a use variance to construct a 155-foot-tall cell

tower.

Notice was given to the public and all interested parties as required by
law. The public notice was published in The Jersey Journal newspaper. No
written objections were received. A public hearing was held in the Office of the
Authority on Tuesday, February 4, 2020. All information submitted to the
Division of Land Use Management relative to this application is made part of the

record of this recommendation.



IL. GENERAL INFORMATION

A. Existing and Proposed Use

The property in question is the site of the Hudson County Schools of
Technology High Tech High School. The 24.92-acre site is currently improved
with the high school facility building located above an underground parking
level, an associated at-grade parking area, an on-site ring road identified as High
Tech Way, and a storm water management facility. Direct access to the site is
provided from Laurel Hill Road/Paul Amico Way, which intersects with High
Tech Way in the northeasterly portion of the property.

The site is bordered by Laurel Hill County Park to the west and north, the
Xchange at Secaucus Junction residential development to the northeast, and the
southbound on and off ramps for Exit 15X of the New Jersey Turnpike Eastern
Spur to the east. The New Jersey Turnpike Eastern Spur right-of-way (ROW)
abuts the property to the south and is grade-separated from the subject property.

The applicant is proposing to install a 155-foot-tall telecommunications
tower with associated structures on the southeasterly portion of Lot 2.03. The
telecommunications compound will be set back approximately 1,000 feet from
the front property line along Laurel Hill Road/Paul Amico Way and
approximately 150 feet from both the easterly rear property line and southerly
side property line.

As part of this proposal, a use variance is requested to install the
telecommunications tower, which is defined as a communications transmission
tower in the District Zoning Regulations, on the subject property in the Parks
and Recreation zone, whereas a communications transmission tower is not listed

as a permitted use in this zone.






A-6

A-9

A-10

“Exhibit B - Fire Radio System - Existing and Proposed
Portable Talk Back,” prepared by PierCon Solutions,
undated.

“Exhibit C - Police Radio System - Existing Portable Talk
Back,” prepared by PierCon Solutions, undated.

“Exhibit D - Police Radio System - Existing and Proposed
Portable Talk Back,” prepared by PierCon Solutions,
undated.

“An Analysis of the Predicted Radiofrequency Environment
in the Vicinity of a Proposed Wireless Communication
Facility” prepared by PierCon Solutions, LLC on October 30,
2019.

“Independent Radio Frequency Report Regarding a
Proposed Wireless Communication Facility for Secaucus
Public Safety Radio Systems,” prepared by PierCon
Solutions, LLC on November 15, 2019.

B. Testimony
John Dineen, Esq., General Counsel to Hudson County Schools of

Technology, represented the applicant at the hearing. The following two

witnesses testified in support of the application:

L.
2.

Anthony Kurus, P.E., P.P., Neglia Engineering Associates; and
Ronald Lukach, PierCon Solutions, LLC.

Staff findings and recommendations are based on the entire record. A

transcript of the public hearing was prepared and transcribed by Beth Calderone,

Certified Shorthand Reporter.






1.

which would be ameliorated through the installation of a communications
transmission tower, creates an exceptional practical difficulty and undue
hardship, particularly when considering the importance of establishing
reliable communications between emergency services and the public school

facility on the subject property.

A coverage analysis provided by the applicant (Exhibits A-6 and A-8),
which evaluated several potential locations in the vicinity of the subject
property to locate a communications transmission tower, demonstrated that
the proposed location on the High Tech High School property was the
optimal location for the cell tower. The communications tower at the
proposed location would close the coverage gap and would ensure that
emergency services, the school community, and the general public within
this area of Secaucus, including travelers along the New Jersey Turnpike
corridor, will have reliable and enhanced communications services

available.

The variance will not result in substantial detriment to the public good and will
not adversely affect the public health, safety, morals, order, convenience,

prosperity or general welfare.

The communications transmission tower will not result in a substantial
detriment to the public good, nor will it adversely affect the public health,
safety, morals, order, convenience, prosperity or general welfare. The
tower, as part of a permanent wireless communications facility, is a benign
use that will enhance the public good, safety, convenience, and general
welfare by increasing and enhancing the wireless communications signal
strength and coverage area in this portion of the District. The tower is

proposed to be sited in a relatively obscure location on the site, toward the
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rear of the subject property behind the existing school building, and,
therefore, it will not be detrimental to area aesthetics nor interfere with
traffic circulation patterns. The applicant has submitted reports indicating
that there will be no detrimental public health effects resulting from the

communications transmission tower.

Adequate infrastructure, including storm and sanitary sewers, utilities, access
roads, will be provided and shall be so designed to prevent and/or minimize
negative impacts upon the existing infrastructure. In addition, the proposed use
will not decrease the ability of said infrastructure to perform in a safe and efficient

marnmer.

The proposed use variance for the installation of a communications
transmission tower, which will be part of an unmanned telecommunications
facility, is intended to improve wireless telecommunication coverage, both
on the site and in the surrounding area. The proposed tower will connect
to existing infrastructure available on the site, and such connections have
been designed to avoid negative impacts to existing utility services.
Additionally, the communications transmission tower has been designed to
allow for future co-location by other carriers, as required by the District

Zoning Regulations.

The communications transmission tower and accessory equipment
represent only a slight increase in lot coverage and, therefore, will not
impact existing stormwater drainage infrastructure, nor alter surface
runoff conditions on the site. Water and sewer service are not required;

therefore, there will be no impact to this public infrastructure.

In addition, the siting of the proposed communications transmission



.

tower will not impact the existing on-site circulation. Furthermore, no
adverse traffic impacts will result from the proposed use, as the
unmanned facility requires only one site visit every four to six weeks for
facility maintenance purposes. Therefore, the surrounding roadways will
be capable of handling the minimal traffic generated by the proposed use,

and the existing traffic pattern will not be impacted.

The variance will not have a substantial adverse environmental impact.

The requested use variance to install a communications transmission tower
and accessory equipment on the subject property will not have a substantial
adverse environmental impact.  District environmental performance
standards will not be exceeded as there will be no noise, vibration, glare,
airborne emissions, or hazardous or radioactive materials generated by the
proposed facility. The proposed increase in lot coverage resulting from the
tower and other equipment footprints is minimal. No wetlands, floodplains,
or environmentally sensitive areas will be disturbed, and all required buffers

will be maintained.

The wvariance will not substantially impair the intent and purpose of these

regulations.

The proposed use variance to install a communications transmission
tower and accessory equipment on the subject property will not
substantially impair the intent and purpose of the District Zoning
Regulations. The subject property is located in the District's Parks and
Recreation zone, which is intended to provide for the creation,
management and appropriate use of public open space and recreation

facilities within the District in a manner that allows for the public use and
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enjoyment of these areas. The proposed communications transmission
tower will not cause adverse impacts to neighboring uses. The appearance
of the surrounding area will not be compromised by the approval of the
proposed use variance, as the proposed communications transmission
tower will have minimal visual impact to the high school facility and
surrounding uses, including recreational land and residences. The
proposed use variance is consistent with the purposes of the regulations to
provide sufficient space in appropriate locations for a variety of uses, and

to provide that such uses are suitably sited.

Furthermore, the approval of the proposed use variance will promote the
intent of the regulations to provide for adequate infrastructure and utility
improvements. The proposed communications transmission tower will
boost the availability and reliability of the wireless telecommunications
utility infrastructure coverage on, and in the vicinity of, the subject
property. As a result, the proposed communications transmission tower
will benefit the public good by improving the public safety
communications network and overall telecommunications services in this

area of the District.

The variance at the specified location will contribute to and promote the intent of

the District Master Plan.

The requested use variance to install a communications transmission tower
and accessory equipment on the subject property will contribute to and
promote the intent of the Hackensack Meadowlands District Master Plan
Update 2020. Specifically, Goal 7 of the Master Plan, which is to increase the
security and resiliency of the District and its neighboring areas by

mitigating hazards and risks, would be promoted by the granting of the















RESOLUTION 2020-16

RESOLUTION AUTHORIZING THE NEGOTIATION AND EXECUTION OF A
CONTRACT WITH SCS ENGINEERS FOR PROFESSIONAL AND FIELD
SERVICES RELATED TO THE CLOSURE OF KEEGAN LANDFILL

WHEREAS, the New Jersey Sports and Exposition Authority (“NJSEA”) entered
into an Administrative Consent Order (“ACO”) with the New Jersey Department of
Environmental Protection (“NJDEP”) governing the closure of the Keegan Landfill; and

WHEREAS, this ACO imposes strict regulatory deadlines and compliance
milestones with respect to the work required to close and cap the Landfill and the
continued collection and control of gas emissions from the Landfill; and

WHEREAS, the NJSEA continues to require professional and field services to
perform the required work; and

WHEREAS, Stearns, Conrad and Schmidt, Consulting Engineers, Inc. dba SCS
Engineers and SCS Field Services (“SCS Engineers”) is currently being employed
successtully by the NJSEA to provide services and perform work at the Keegan Landfill
in furtherance of NJSEA’s obligations under the existing and prior ACO and judicial
orders; and

WHEREAS, a State of Emergency has been declared throughout the State due to
the public health hazard created by COVID-19; and

WHEREAS, both State purchasing law, N.J.S.A. 52:34-10(b), and the Authority’s
enabling statute, N.[.5.A. 5:10-21.4, provide for exceptions to requirements for publicly
advertised bidding when required by the public exigency; and

WHEREAS, the NJSEA desires to extend its engagement with SCS Engineers for
the required professional services, to ensure the continued collection and control of gas
emissions from the Landfill and achieve compliance with the strict regulatory
requirements and timelines in the ACO; and

WHEREAS, such engagement shall include the provision of professional services
in support of NJDEP permitting submissions, final closure construction, Gas Collection
and Control System O&M, regulatory compliance, and post closure care; and

WHEREAS, such engagement shall be for the two-year period necessary to
complete construction.






