
Board Meeting 

Thursday, July 28, 2022 

10:00 a.m. 



AGENDA  
REMOTE REGULAR SESSION 

Thursday, July 28, 2022 - 10:00 a.m. 

Zoom Link:   https://us02web.zoom.us/j/86067390009 

Zoom Via Phone:  929-205-6099 / Meeting ID:  860 6739 0009 

I. PLEDGE  OF  ALLEGIANCE 

II. OPENING  STATEMENT

III. ROLL CALL

IV. APPROVAL OF MINUTES AND CASH DISBURSEMENTS  (Action)
• Approval of Regular Session Meeting Minutes of June 23, 2022.
• Approval and/or Ratification of Cash Disbursements over $100,000 for the month of

June 2022.

V. SCIENCE AND THE ENVIRONMENT COMMITTEE REPORT 
Committee Chairman, Anthony Scardino, Jr. 

VI. PUBLIC  PARTICIPATION  ON  RESOLUTIONS

VII. APPROVALS
Resolution 2022-29 Consideration of a Resolution Issuing a Decision on the Suitability 

Recommendation as Required by the NJSEA Interim Policies Governing 
Affordable Housing Development in the Meadowlands District File No.  
22-235, SOF/ CoreSite/NY3 - New Building (Variance) Block 57, Lot 5 in 
the Town of Secaucus. 

Resolution 2022-30 Consideration of a Resolution Issuing a Decision on the Special Exception 
Application Submitted as Part of File No. 21-471 Hartz/One Aquarium/AT&T 
- Cell Tower (Special Exception) Block 23, Lot 1 in the Town of Secaucus. 

Resolution 2022-31 Consideration of a Resolution Authorizing First Amendment to the 
December 15, 2011 Electricity Procurement Agreement with New 
Meadowlands Stadium Company, LLC and Authorizing Retail Electric Supply 
Service with Marathon Power LLC, thereunder. 

VIII. CONTRACTS/AWARDS
Resolution 2022-32 Consideration of a Resolution Authorizing the President and CEO to Enter 

into a Contract with All County Mechanical for HVAC Systems Maintenance 
and Service.   

Resolution 2022-33 Consideration of a Resolution to Acquire Hyperspectral Imagery for the 
Hackensack Meadowlands District. 

https://us02web.zoom.us/j/86067390009
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IX. PUBLIC  PARTICIPATION

X. EXECUTIVE SESSION 
Resolution 2022-34 Consideration of a Resolution Authorizing the New Jersey Sports and 

Exposition Authority to conduct a meeting, to which the general public shall 
not be admitted for the purposes of discussing legal matters, personnel 
matters and contract negotiations. 

XI. MOTION TO ADJOURN



REGULAR 
SESSION 
MINUTES 



REGULAR SESSION BOARD MEETING
MINUTES 

DATE:     June 23, 2022 
TIME:      10:00 a.m. 
PLACE:  Two DeKorte Park Plaza, Lyndhurst 

Members in Attendance:   
John Ballantyne, Chairman 
Joseph Buckelew, Vice Chairman – via phone
Vincent Prieto, President and CEO  
Robert Dowd, Member 
Armando Fontoura, Member 
Michael H. Gluck, Esq., Member – via phone 
Michael Griffin, NJ State Treasurer’s Representative – via phone 
Woody Knopf, Member – via phone 
Steven Plofker, Member  
Anthony Scardino, Member – via phone 
Louis J. Stellato, Member - via phone
Robert Yudin, Member  

Absent: 
Michael Gonnelli, Member 
Andrew Scala, Member 

Also Attending:   
Christine Sanz, Senior Vice President/Chief Operating Officer 
Frank Leanza, Senior Vice President/Chief of Legal & Regulatory Affairs – via phone
Adam Levy, Vice President of Legal & Regulatory Affairs   
John Duffy, Senior Vice President of Sports Complex Operations & Facilities  
Sara Sundell, Director of Land Use Management and Chief Engineer 
Anna Acanfora, Director of Finance 
Steven Cattuna, Chief of Staff 
Brian Aberback, Public Information Officer 
Lauren LaRusso Governor’s Authorities Unit – via phone
Colleen Mercado, Senior Operations Administrator 

Chairman Ballantyne called the meeting to order.  

I. Pledge of Allegiance 

II. Opening Statement – Chairman Ballantyne read the Notice of Meeting required under
the Sunshine Law.

III. Roll Call

IV. APPROVAL OF MINUTES AND CASH DISBURSEMENTS
Chairman Ballantyne presented the minutes from the May 26, 2022 Regular Session Board
meeting.
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Upon motion made by Commissioner Plofker and seconded by Commissioner Yudin the 
minutes of the Regular Session Board Meeting held on May 26, 2022 were unanimously 
approved.   

Chairman Ballantyne presented the minutes from the May 26, 2022 Executive Session. 

Upon motion made by Commissioner Dowd and seconded by Commissioner Fontoura the 
minutes of the Executive Session held on May 26, 2022 were unanimously approved.  

Chairman Ballantyne presented the report of cash disbursements over $100,000 for the month 
of May 2022. 

Upon motion by Commissioner Dowd and seconded by Commissioner Yudin, the cash 
disbursements over $100,000 for the month of May 2022 were unanimously approved. 

V. PUBLIC PARTICIPATON ON RESOLUTIONS  - None 

Chairman Ballantyne took the opportunity to highlight the big news from last week.  He 
stated that FIFA officially announced that the NY/NJ Host City partnership would be hosting 
soccer matches at MetLife Stadium as part of the FIFA World Cup 2026.  He said that it was 
no surprise that FIFA recognized the NY/NJ region and the Meadowlands in particular, to 
host one of the world’s most popular sporting events.  He went on to say that the 2026 FIFA 
World Cup will serve as a boon to economic growth in the Meadowlands and the State’s 
tourism industry; and he welcomed the opportunity to highlight the area’s dynamic 
downtowns, plentiful shopping and dining hotspots, and additional amenities.  Chairman 
Ballantyne thanked and congratulated the whole team that worked tirelessly to bring this 
program to the State of New Jersey and he commended their efforts on behalf of the Board of 
Commissioners.   

President Prieto said that the NJSEA was very proud that FIFA recognized MetLife Stadium as 

a world-class venue where all the attributes in the Meadowlands can be showcased.  He noted 

that the NJSEA’s goal of bringing world-class sporting events to the Meadowlands is ongoing 

and he specifically noted that the Authority was currently bidding for the Concacaf 2025 Gold 

Cup soccer tournament, the men and women’s USA Rugby World Cup, as well as the World 

Cup for cricket.  

VI. CONTRACTS/AWARDS

Resolution 2022-26 Consideration of a Resolution Authorizing the President and CEO to 
Execute a Lease Agreement with Greens Do Good Reed, Inc. and 
Memorandum of Understanding By and Among the New Jersey 
Sports and Exposition Authority, Greens Do Good Reed, Inc., and 
Ramapo College of New Jersey. 

Chairman Ballantyne stated that Resolution 2022-26 authorizes an exciting joint project 

between the NJSEA, Greens Do Good and Ramapo College of New Jersey to construct an 

indoor vertical farm at the NJSEA’s Lyndhurst campus. He stated that Greens Do Good, 

based in Hackensack, is part of the non-profit REED Autism Services Family of Programs and 

explained that the program provides vocational training and employment opportunities for 

those on the Autism spectrum.  He said that this is an exemplary aspect of our partnership and 

furthers the NJSEA’s goal of expanding economic growth and job opportunities in the 

Meadowlands District.  Chairman Ballantyne welcomed REED Autism Services Family of 

Programs CEO Chantelle Walker to speak further on this program.  
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Ms. Walker thanked the Board for inviting her and explained that REED Autism Services is 

part of a family of four distinct non-profit organizations and that Greens Do Good is their 

indoor hydroponic vertical farm, launched in 2019, and intended to be a worksite for 

individuals with autism. She said that the reason this is so important is that New Jersey has the 

second highest rate of autism in the country.  She stated that the REEDS Autism Services’ 

internship program trains teens in indoor agriculture and that there are currently fifty teens 

every week at their farm in Hackensack.  She advised that they grow 35 different varieties of 

produce that they sell to supermarkets, restaurants, country clubs and direct to consumers.  

She said that REED was very grateful to the Authority and the community for the opportunity 

to expand this training and employment to the Meadowlands. 

President Prieto explained that when he was in the Legislature, autism was a very big 

challenge and working with elder workshops was something he took pride in.  He said that the 

NJSEA has worked with REED for several years and that they were a tremendous 

organization offering valuable learning experiences and job opportunities to individuals on the 

Autism spectrum.  He said that Ramapo College, in collaboration with Greens Do Good, is 

enhancing the project by establishing a certificate program in environmental sustainability for 

those on the Autism spectrum that will be training and working at the vertical farm.  He 

continued by stating that the certification process promotes economic development in the 

Meadowlands District by demonstrating job applicants’ skills and ability to excel in the 

workplace.  He said that he is looking forward to the installation of the vertical farm and 

thanked Ms. Walker for collaborating with the NJSEA. 

Commissioner Dowd said that this was a proud moment for the Authority and he was excited 

for NJSEA to be involved with this program as this was a real example of being inclusive. He 

said we are bringing people in and giving them a sense of belonging and involving them in 

innovation; they are learning a new skill and ability that hopefully will translate into life.  He 

thanked Ms. Walker for her efforts. 

Chairman Ballantyne presented Resolution 2022-26.  Upon motion by Commissioner Scardino 
and seconded by Vice Chairman Buckelew, Resolution 2022-26 was unanimously approved by a 
vote of 12-0. 

Resolution 2022-27 Consideration of a Resolution Authorizing the President and CEO to  
Purchase Additional Radios and Ancillary Equipment from Motorola 
Solutions of New Jersey for the NJSEA Fire Department. 

Commissioner Yudin stated that he had been a firefighter in Wyckoff for forty-five years.  He 
explained that one of the problems that fire services around the country have is 
communications; one issue is due to the equipment being on different frequencies or it is 
antiquated.  He said that the complex that the NJSEA fire department covers is quite large and 
if there were a fire they would need mutual aid – and to be able to communicate with the 
mutual aid company.  He stated his support for this resolution and said he hopes the effort in 
upgrading their equipment continues so that they will have a first grade communication 
system in place. 

Chairman Ballantyne presented Resolution 2022-27.  Upon motion by Commissioner Yudin 
and seconded by Commissioner Dowd, Resolution 2022-27 was unanimously approved by a 
vote of 12-0. 
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Resolution 2022-28 Consideration of a Resolution Authorizing a Third Party Contract 

Relating to the 2026 FIFA World Cup Host City Bid Announcement. 

Mr. Levy began by mentioning the very successful event held on June 16, which announced the 
award of host city status to New York/New Jersey, amongst other cities and entities in the 
United States.  He explained that this resolution was related to that event as it authorizes a 
contract with ESP Productions Inc., an event production service, which the NJSEA hired in 
cooperation with the Authority’s New York City partners in order to put on the June 16 event.  
He stated that the cost for this contract is being split between the partners and that NJSEA’s 
portion of the cost would be approximately $96,000.00.  He said that more specifically this 
resolution authorizes procurement of services under the exemption to public bidding.  He 
explained that this exemption is for when items or services that are being purchased to 
compete successfully with other sports and entertainment facilities, and the authority deems it 
necessary to provide quality athletic contests including items and services that are related to 
promotional or advertising efforts associated to the event.  He concluded by saying this 
resolution authorizes this exemption along with the contract itself. 

Chairman Ballantyne presented Resolution 2022-28.  Upon motion by Commissioner Fontoura 
and seconded by Commissioner Dowd, Resolution 2022-28 was unanimously approved by 
a vote of 12-0. 

V. PUBLIC PARTICIPATION  

Mr. Marvin Donadic of Cliffside Park made the following statements relative to the 2026 

World Cup: 

 He said that hosting World Cup matches in New Jersey is a bad idea.

 He noted that there had been talk of a $500 million economic benefit to the region and

inquired what portion of that benefit would go to New Jersey as opposed to New York.

 Mr. Donadic stated that visitors, who come to see the World Cup will go to New York,

spend their money in New York and stay in New York not in New Jersey.

 He inquired whether visitors were going to know what New Jersey has to offer and

asked if the NJSEA would be promoting New Jersey in relation to the 2026 World Cup.

 He stated that the economic benefit anticipated for New Jersey when MetLife Stadium

hosted the Super Bowl in 2014 failed to materialize and did not happen during the 1994

World Cup at the old Giants Stadium.

 He asked who specifically formulated the idea of hosting World Cup events in New Jersey.

 He noted that the United States Football League has taken place this year only in
Alabama and he stated that it would be a good idea for the League to put the teams back
in their home cities.  He asked whether the NJSEA would bring the NJ Generals to either
MetLife Stadium, Red Bull Arena or Rutgers Stadium.

 He mentioned that in 1986 the Sports Authority placed a logo on the field at the old
Giants Stadium that read, “New Jersey Meadowlands.” He inquired whether the NJSEA
could put the logo back on the field today.

President Prieto stated that the referenced $500 million economic benefit was just an estimate 
and that the NJSEA has hired a consultant to identify New Jersey’s economic impact. He 
emphasized that the World Cup is quite different from the Super Bowl, which was a one-day 
event; this will be a month-long event.  He went on to say that the Meadowlands area has a 
very large number of hotels that visitors will stay at; there will be training facilities in New 
Jersey and there will be events associated with these facilities; along with fan fests that are also 
being planned in New Jersey. He explained that people will be here for an extended amount of  
time and are going to want to visit the Jersey Shore. He said the NJSEA would be taking part in 
promoting all that New Jersey has to offer. He said that it has been a collaborative effort that  
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started back in 2017 and one of the Authority’s main goals since that time has been to highlight 
the Sports Complex. President Prieto said that relative to the United States Football League 
games that were held only in Alabama this year was due to the COVID protocols and moving 
forward the teams will play in their designated cities.  He concluded by responding to the 
question of the Authority possibly putting a logo on the field at MetLife Stadium just like was 
done in 1986. He stated that the NJSEA owned the stadium at that time. MetLife is a private 
entity and the NJSEA’s tenant so the Authority cannot dictate that.   

Chairman Ballantyne stated that people will stay in New Jersey as it is convenient. He said that 
it is anticipated that there will be a great influx of visitors from Europe to watch the World Cup 
games and during the 1994 World Cup it was discovered that the visitors enjoyed walking 
rather than taking mass transit and so they are not expected to walk across the bridge into New 
York.  He specifically noted that the economic benefit did materialize for New Jersey during 
the 1994 World Cup held at the old Giants Stadium.  

Commissioner Plofker addressed Mr. Donadic stating that he could not imagine one major city 
in the country that did not vie or put in a bid to host games at the World Cup; and it would be 
remiss of the NJSEA not to have done so.    

VIII. EXECUTIVE SESSION
Chairman Ballantyne stated there was no need for Executive Session.

IX. ADJOURNMENT
With no further business, motion was made to adjourn by Commissioner Fontoura seconded
by Commissioner Dowd, followed by all in favor.

Meeting adjourned at 10:30 a.m. 

I certify that on information and belief this is a true and accurate transcript of the Minutes of 
the Regular Session of the New Jersey Sports and Exposition Authority Board Meeting held 
on June 23, 2022. 

Christine Sanz 
Assistant Secretary 

June 23, 2022 

Commissioner Roll Call 2022-26 2022-27 2022-28 

Ballantyne, Chairman P Y Y Y 

Buckelew, Vice Chairman P Y Y Y 

Prieto P Y Y Y 

Dowd P Y Y Y 

Fontoura  P Y Y Y 

Gluck P Y Y Y 

Gonnelli - - - - - - - - 

Knopf P Y Y Y 

Plofker P Y Y Y 

Scala - - - - - - - - 

Scardino P Y Y Y 

Stellato P Y Y Y 

Yudin  P Y Y Y 

Treasury Rep Griffin P Y Y Y 

P = Present    A = Abstain     - -   Absent       
R  = Recuse   Y = Affirmative   N = Negative 
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CASH DISBURSEMENTS
$100,000 OR MORE

JUNE 2022

EAST RUTHERFORD - SPORTS COMPLEX

PAYEE $ AMOUNT REFERENCE
LETTER ACCOUNT DESCRIPTION

GIBBONS P.C. 156,184.60 A LEGAL SERVICES - AUTHORITY TRANSACTIONS COUNSEL: 
MAY 2022

NRG BUSINESS SOLUTIONS 430,135.93 J/L ELECTRICITY CHARGES: MAY 2022

NEW JERSEY RACING COMMISSION 1,786,412.76 I FY2022 OPERATING BUDGET AND COMPULSIVE GAMBLING 

NEW JERSEY STATE POLICE 375,618.11 A OVERTIME CHARGES: FEB-MAY 2022

NEW MEADOWLANDS STADIUM CO., INC. 293,760.88 A GRANDSTAND DEMOLITION REIMBURSEMENT: JUN 2022

PUBLIC SERVICE ELECTRIC & GAS COMPANY 107,747.91 J/L ELECTRIC TRANSMISSION:  MAY 2022

    EAST RUTHERFORD SC TOTAL 3,149,860.19 

MONMOUTH PARK RACETRACK MAINTENANCE RESERVE/CAPITAL

PAYEE $ AMOUNT REFERENCE
LETTER ACCOUNT DESCRIPTION

BOROUGH OF OCEANPORT 559,882.22 A CAFO SPECIAL ASSESSMENT AGREEMENT: 3RD QTR 2022

    MPR MAINTENANCE TOTAL 559,882.22 

LYNDHURST

PAYEE $ AMOUNT REFERENCE
LETTER ACCOUNT DESCRIPTION

NORTH BERGEN, TOWNSHIP OF 115,762.94 I REAL ESTATE AGREEMENT: FY 2022

    LYNDHURST TOTAL 115,762.94 



CASH DISBURSEMENTS
$100,000 OR MORE

REFERENCE LETTER TYPE

A CONTRACT ON FILE

B PURCHASE AWARDS - APPROVED AT MONTHLY BOARD MEETING

C STATE REQUIREMENT FOR RACING

D STATE VENDOR

E SOLE SOURCE*

F APPOINTED BY RACING COMMISSION

G ADVERTISED BID

H PRESIDENT/CEO APPROVAL

I STATUTORY PAYMENT

J UTILITIES

K LOWEST PROPOSAL

L REIMBURSABLE

M OUTSTANDING PROFESSIONAL INVOICES APPROVED AT MONTHLY BOARD MEETING

N PURCHASES ON BASIS OF EXIGENCY

* PURCHASES DIRECT FROM SOURCE

EXPENDITURE TO BE CHARGED TO MAINTENANCE RESERVE FUND









MEMORANDUM 

To: NJSEA Board Members and Vincent Prieto, President/CEO 

From: Sara J. Sundell  Date: July 28, 2022  

Subject:  Site Suitability Recommendation for 2 Emerson Lane, Block 57, Lot 5, in the 
Town of Secaucus (File No. 22-235) 

In a decision dated May 21, 2007 (A-4174-03T3; A-3107-04T1), the Appellate 
Division of the New Jersey Superior Court determined, among other things, that 
the New Jersey Meadowlands Commission (NJMC or Commission) should 
consider whether new development in the Meadowlands District should be 
avoided until the Commission implements new rules concerning affordable 
housing.  The Commission followed up by adopting Resolution No. 07-68, on July 
25, 2007, which approved the “Policy Statement Regarding the NJMC’s Expanded 
Responsibilities to Plan and Zone for Affordable Housing.”  Thereafter, on July 23, 
2008, the Commission adopted Resolution No. 08-80, which approved the “Interim 
Policies Governing Affordable Housing Development in the Meadowlands District,” 
which was last revised by Resolution No. 11-29 on July 27, 2011, in order to govern 
the review of and restraints upon applications for further development in the 
Meadowlands District in a manner consistent with regulatory and statutory 
changes regarding affordable housing, prior to the implementation of new 
regulations regarding same.  

Pursuant to Public Law 2015, Chapter 19, the New Jersey Meadowlands 
Commission (NJMC) has become part of the New Jersey Sports and Exposition 
Authority (NJSEA), effective February 5, 2015. 

The Interim Policies apply to all zoning certificate applications, petitions to amend 
the Official Zoning Map, new redevelopment plans, and proposed amendments 
to a redevelopment plan pertaining to new proposed uses or changes to existing 
uses, received on or after July 24, 2008, and will remain in effect until the NJSEA 
promulgates new regulations concerning affordable housing, or the Interim Policies 
are withdrawn or rescinded by Authority action or court order, whichever occurs 
first.  The Interim Policies set forth the criteria for a Review Team, comprised of 
three NJSEA staff members, including one New Jersey-licensed professional 



engineer and one New Jersey-licensed professional planner, and also a 
professional planner representing the municipality in which the proposed 
development is located, to review each applicable application to determine the 
suitability of the subject site for residential use.  

The NJSEA received an application for the construction of a 156,200-square-foot 
data center building, on the premises identified as Block 57, Lot 5, in the Town of 
Secaucus, New Jersey.  The subject property is located within the District’s Light 
Industrial A zone and is currently the site of an existing CoreSite data center.   

The matter was forwarded to the Review Team for review of the proposed site in 
accordance with the Interim Policies.  A suitability review, dated July 14, 2022, has 
been prepared, indicating that the Review Team recommends that the subject 
property is not suitable for residential use. 

At this time, the NJSEA staff is recommending that the members of the NJSEA 
concur with the site suitability recommendation prepared by the Review Team, 
which determines that the subject property is not suitable for residential use. 
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Suitability Review – Summary 
File No. 22-235 

SOF/CoreSite/NY3 - New Building (Variance) 
Block 57, Lot 5, in the Town of Secaucus 

July 14, 2022 

The NJSEA received a zoning certificate application for the proposed construction 
of a 156,200-square-foot data center building, proposed to be located at 2 Emerson 
Lane, Block 57, Lot 5, in the Town of Secaucus, New Jersey.  The subject property 
is located in the Commission’s Light Industrial A zone and, as such, is not exempt 
from the site suitability review process.  In keeping with the review process, the 
site characteristics of the property have been evaluated in accordance with the 
“Interim Policies Governing Affordable Housing Development in the 
Meadowlands District,” adopted by the NJMC on July 24, 2008, and last revised 
on July 27, 2011. 

In accordance with Section IV(c)1 of the Interim Policies, the criteria to deem a 
site suitable for housing are as follows: 

i. The site is adjacent to compatible land uses and has access to appropriate
streets.

• The subject property is adjacent to land uses that are not compatible
with a residential development.

• The subject property is located within a portion of Secaucus that
contains predominantly warehouse/distribution, commercial and
industrial uses.

• The subject property is located at the end of the cul-de-sac on Emerson
Lane.  Emerson Lane is accessed from Enterprise Avenue, which
connects to Secaucus Road and Meadowland Parkway via American
Way.  All of these streets are within the warehouse/distribution,
commercial and industrial center of Secaucus.

• Emerson Lane is not a dead end street, but leads into Sinvalco Road,
which, in turn, leads to additional warehouse properties and a UPS
parking facility.

• The nearest residential area is located north of the subject property
along Enterprise Avenue; however, there is a gate separating the
residential neighborhood from the warehouse and industrial area.

• This criterion is not met by the subject property.



2 

ii. The site has access to water and sewer infrastructure with sufficient
capacity.

• This criterion is met by the subject property.

iii. The site can be developed consistent with the rules of the NJSEA.

• This criterion can be met by the subject property.

iv. Former and existing land uses, either on the site or in the vicinity, may
not expose residents to environmental hazard.  Alternatively, the site
shall be remediated to NJDEP residential standards as a condition of the
Board’s approval.

• The subject property is not listed on the NJDEP’s Known Contaminated
Site List for New Jersey.

• As such, this criterion is met by the subject property.

v. The size, shape, or layout of any existing structure that shall remain, or
other physical limitation(s) not listed previously, do not preclude
residential use.

• The subject property is fully developed with an active and operational
data center, including the building structure and necessary parking and
loading facilities.  A significant number of generators, cooling
equipment and other exterior equipment associated with the data center
are located around the outside of the existing building.

• The existing data center structure on the subject property is not
proposed to be removed, but instead to be expanded by the addition of
a new building.

• The proposed building is proposed to be constructed in the surface
parking lot of the subject property.  The property also contains a parking
structure that accommodates the parking needs of the facility.

• The subject property does not have significant areas of excess
contiguous open space or vacant area on which to construct a residential
structure as the footprint of the existing data center and parking garage
encompasses the majority of the lot. The majority of the open space is
located within the required front, side and rear yards of the subject
property, which are intended, as per the definition of a “yard,” to
remain unoccupied and unobstructed.  As such, there is very limited
area on Lot 5 for any new construction with the exception of the existing
surface parking lot.

• With a limited quantity of open space, there is not sufficient space to
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construct residential uses on the subject property in a manner that 
would provide a reasonable separation distance and appropriate 
buffering between the different uses.  There is also insufficient area 
available to develop a critical mass of housing.  

• The existing layout of the existing data center building, parking fields,
loading area, open space, and setbacks precludes residential use.  

• As such, this criterion is not met by the subject property.

vi. The site is suitable for residential use pursuant to sound planning
principles.

• The site is surrounded by warehouse and industrial development.
There are no adjacent residential or other supportive uses that could,
from a planning perspective, create a cohesive neighborhood.  The site
is remote from public schools, local retail stores, and other public
amenities.  Pedestrian access to the rest of the community requires
traveling through an active warehouse and industrial area, which is
heavily utilized by trucks.

• The site is substantially built-out, including an active data center,
parking and loading areas, and exterior equipment.  There is minimal
open space on the subject property, which is mostly confined to the
required front, side and rear yard setback areas.  No vacant area remains
on the site of sufficient size to construct residential units that could be
effectively separated from the existing data center use.

• When in operation, the exterior equipment associated with the data
center, including generators and cooling equipment, produce noise at
levels that are regulated for industrial areas, but not for residential
areas.  Such noise would be detrimental to a residential use located on
the subject property.

• While a data center does not generate significant truck or personal
vehicle traffic, the property is surrounded by warehouse and industrial
uses with loading facilities that require significant truck movements.
One of the properties located directly across Emerson Lane, the site of
the former Harmon Cove Outlet Center and now a warehouse, has
loading doors and tractor trailer parking along the entire Emerson Lane
frontage.  Other loading areas are located across Emerson Lane to the
east.  Loading areas for truck traffic generate noise during both on- and
off-peak hours, which is detrimental to residential uses.

• As such, this criterion is not met by the subject property.

In summary, only three (3) of the above criteria, as per Section IV(c)1 of the Interim 
Policies, apply to the subject property.   
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Conclusion 

The subject property, located at 2 Emerson Lane, Block 57, Lot 5, in the Town of 
Secaucus, is recommended to be deemed unsuitable for housing.   

Contingent upon the approval of this recommendation by the NJSEA Board of 
Commissioners, the review by the Town of Secaucus of the submitted zoning 
certificate application for the proposed construction of a 156,200-square-foot data 
center building may proceed for this site.  As a condition of zoning certificate 
approval, the applicant shall be required to satisfy the project’s affordable housing 
requirements as per Section VII(a) of the Interim Policies or as required by law.   







MEMORANDUM 

To: NJSEA Board Members and Vincent Prieto, President/CEO 

From: Sara J. Sundell  Date: July 28, 2022  

Subject: Special Exception Use Recommendation – Hartz/One Aquarium/AT&T 
- Cell Tower (Special Exception) (File No. 21-471) 

An application for a special exception use has been filed with the New Jersey 
Sports & Exposition Authority (NJSEA) by Christopher Quinn, Esq., of the firm 
Pinilis Halpern, LLP, on behalf of New Cingular Wireless PCS, LLC (AT&T), for 
the premises located at One Aquarium Drive, identified as Block 23, Lot 1, in the 
Town of Secaucus, New Jersey. The subject property is located within the District’s 
Light Industrial A zone. The special exception use is sought in connection with the 
applicant’s proposal to construct a 123-foot-tall communications transmission 
tower with related site improvements on the subject premises.      

Specifically, the applicant is requesting special exception approval pursuant to: 

1. N.J.A.C. 19:4-5.74(a)5, where communications transmission towers are
listed as a special exception use in the Light Industrial A zone.

An electronic public hearing was held virtually using Zoom video conferencing 
on Tuesday, May 17, 2022. 

In a comprehensive report dated July 19, 2022, the Director of Land Use 
Management and the Senior Vice President, Chief of Legal & Regulatory Affairs 
recommended conditional approval of the requested special exception use.  A 
copy of the special exception recommendation report was provided to the 
applicant on July 19, 2022.    

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































          RESOLUTION 2022-31 
EXHIBIT I







RESOLUTION 2022-31
             EXHIBIT II
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