
Virtual Board Meeting 

Thursday, March 24, 2022 

10:00 a.m. 



AGENDA  
REGULAR SESSION 

Remote Access Meeting via Zoom 
Thursday, March 24, 2022 - 10:00 a.m. 

Zoom Link:  https://us02web.zoom.us/j/85327960172 

Zoom via phone: 929-205-6099 / Meeting ID: 853 2796 0172 

I. PLEDGE  OF  ALLEGIANCE 

II. OPENING  STATEMENT

III. ROLL CALL

IV. APPROVAL OF MINUTES AND CASH DISBURSEMENTS  (Action)
• Approval of Regular Session Remote Meeting Minutes of February 17, 2022.
• Approval and/or Ratification of Cash Disbursements over $100,000 for the month of

February 2022.

V. PUBLIC  PARTICIPATION  ON  RESOLUTIONS 

VI. SPECIAL PRESENTATION
Resolution 2022-09 Employee Recognition 

VII. APPROVALS
Resolution 2022-10 Consideration of a Resolution Issuing a Decision on the Special Exception 

Application Submitted as Part of File No. 20-179 Dongsan Alliance Church – 
New Building (Special Exception) Block 45, Lots 8, 11, 13, 14, and 15.01 in 
the Borough of Little Ferry. 

Resolution 2022-11 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.  
22-010, Valley Brook XNJ, LLC/1100 Valley Brook Ave. – New Building 
Block 233, Lot 7.02 in the Township of Lyndhurst.  

Resolution 2022-12 Consideration of a Resolution Adopting the 2022 New Jersey Sports and 
Exposition Authority Budget 

Resolution 2022-13 Consideration of a Resolution Authorizing Changes to the Official 
Signatories for NJSEA Bank Accounts. 

VIII. CONTRACTS/AWARDS

IX. PUBLIC  PARTICIPATION

https://us02web.zoom.us/j/85327960172


NJSEA BOARD MEETING AGENDA March 24, 2022 

X. EXECUTIVE SESSION 
Resolution 2022-14 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

TO VIEW THE FULL BOARD BOOK, PLEASE VISIT OUR WEBSITE AT: 
https://www.njsea.com/monthly-meetings 

https://www.njsea.com/monthly-meetings


REGULAR 
SESSION 
MINUTES 



REGULAR SESSION BOARD MEETING
MINUTES 

REMOTE VIA ZOOM  

DATE: February 17, 2022 
TIME: 10:00 a.m. 
PLACE: Remote via Zoom 
RE: REGULAR SESSION REMOTE MEETING MINUTES 

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

Absent:  
Michael Gonnelli, Member 

Also Attending:   
Christine Sanz, Senior Vice President/Chief Operating Officer 
Frank Leanza, Senior Vice President/Chief 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, Co-Director of Finance 
Steven Cattuna, Chief of Staff 
Brian Aberback, Public Information Officer 
Lauren LaRusso, Governor’s Authorities Unit 
Colleen Mercado, Senior Operations Administrator 

Chairman Ballantyne called the meeting to order.  

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

II. Roll Call

III. APPROVAL OF MINUTES AND CASH DISBURSEMENTS

Chairman Ballantyne presented the minutes from the January 27, 2022 Regular Session
Remote Board meeting.
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Upon motion made by Commissioner Scardino and seconded by Commissioner Gluck the 
minutes of the Regular Session Remote Board Meeting held on January 27, 2022, were 
unanimously approved.   

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

Upon motion by Vice Chairman Buckelew and seconded by Commissioner Plofker, the cash 
disbursements over $100,000 for the month of January 2022 were unanimously approved. 

IV. PUBLIC PARTICIPATON ON RESOLUTIONS  - None.

V. APPROVALS 

Resolution 2022-08     Consideration of a Resolution Issuing a Decision on the Variance 
Application Submitted as part of File No. 21-308 Kingsland 
Redevelopment Urban Renewal/Russo Phase 1 - New Building & 
Variance Block 223, Lots 10, 11, 12, and a Portion of Lot 15 in the 
Township of Lyndhurst. 

Ms. Sundell stated that Kingsland Development Urban Renewal, LLC submitted a zoning 

certificate application and bulk variance request to construct an 850,000 square foot 

warehouse building on its property located on Valley Brook Avenue in Lyndhurst. She said 

that the vacant property is located within the Kingsland Redevelopment Area’s Lyndhurst 

Commerce Center and is currently undergoing landfill closure activities in anticipation of 

site development. She noted that the request is associated with their proposal to construct a 

loading area which would contain 61 loading doors for box trucks and 119 accessory box 

truck parking spaces within the site’s easterly front yard facing Valley Brook Avenue, 

whereas front yard loading is not permitted in that front yard.  She said that the site contains 

two front yards along its 2,900-foot-long Valley Brook Avenue frontage.  She explained that 

the applicant is also proposing loading doors for box trucks along the building’s westerly 

façade and on the opposite side of that building and tractor trailer loading doors along the 

southerly façade, which are the two sides where such loading is permitted.  She noted that 

the applicant’s professional provided testimony stating how the building tenant’s operations 

require the placement of box truck loading doors on opposite sides of the building. She said 

that all loading operations will occur on-site and will not require maneuvering within the 

Valley Brook Avenue right of way or on neighboring properties and trucks will not be 

queuing in the street. She went on to say that the applicant proposes to install a berm with 

landscaping in order to screen the loading area from motorists and pedestrians traveling 

along Valley Brook Avenue and from the adjacent property and noted that the loading area 

is set back between 250 and 350 feet from the right of way, and is additionally buffered by a 

storm water basin and a car parking area.  She said that the proposal does not result from 

overdevelopment of the site, and that the distance of the loading area from Valley Brook 

Avenue, combined with internal site design features that result in additional separation and 

screening within the site, will ensure that the intent and purpose of the front yard loading 

regulations is not substantially impaired. She said that the Lyndhurst Township Attorney 

did participate in the public hearing and stated that the town was in support of the 

application.  Ms. Sundell concluded by saying that for these reasons and those stated in the 

recommendation Staff is recommending the approval of the requested bulk variance. 
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Chairman Ballantyne presented Resolution 2022-08.  Upon motion by Commissioner Plofker 
and seconded by Commissioner Scala, Resolution 2022-08 was unanimously approved by a 
vote of 14-0. 

VI. PUBLIC PARTICIPATION – None.

VII. EXECUTIVE SESSION
Chairman Ballantyne stated that there was no need to go into Executive Session.

VIII. ADJOURNMENT

With no further business, motion was made to adjourn by Commissioner Scardino seconded
by Commissioner Scala followed by all in favor.

Meeting adjourned at 10:13 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 Remote Board 
Meeting held on February 17, 2022. 

Christine Sanz 
Assistant Secretary 

 February 17, 2022 

Commissioner Roll Call 2022-08 

Ballantyne, Chairman P Y 

Buckelew, Vice Chairman P Y 

Prieto P Y 

Dowd P Y 

Fontoura  P Y 

Gluck  P Y 

Gonnelli - - - - 

Kapoor P Y 

Knopf P Y 

Plofker P Y 

Scala P Y 

Scardino P Y 

Stellato P Y 

Yudin  P Y 

Treasury Rep Griffin P Y 

P = Present    A = Abstain     - -   Absent       
R  = Recuse   Y = Affirmative   N = Negative 



APPROVALS 
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CASH DISBURSEMENTS
$100,000 OR MORE
FEBRUARY 2022

EAST RUTHERFORD - SPORTS COMPLEX

PAYEE $ AMOUNT REFERENCE
LETTER ACCOUNT DESCRIPTION

JOSEPH M. SANZARI, INC. 140,908.80 A NOV 2021 ARENA ENTRANCE IDA RELATED REPAIRS AND JAN 
2022 TRAIN STATION SNOW REMOVAL

NEW MEADOWLANDS STADIUM CO., INC. 307,913.62 A GRANDSTAND DEMOLITION REIMBURSEMENT: FEB 2022

NRG BUSINESS SOLUTIONS 529,945.28 J/L ELECTRICITY CHARGES: JAN 2022

PHILADELPHIA INSURANCE COMPANIES 244,115.89 A PRO SPORTS UMBRELLA & PRO SPORTS PACKAGE GL 
INSURANCE POLICIES - 50% DOWN: JAN 2022 - JAN 2023

PUBLIC SERVICE ELECTRIC & GAS COMPANY 129,444.92 J/L ELECTRIC TRANSMISSION:  JAN 2022

    EAST RUTHERFORD - SC TOTAL 1,352,328.51 

LYNDHURST

PAYEE $ AMOUNT REFERENCE
LETTER ACCOUNT DESCRIPTION

WASTE MANAGEMENT OF NEW JERSEY        122,202.25 A KEEGAN LANDFILL SOIL PLACEMENT/GRADING: DEC 2021 AND 
WASTE REMOVAL CHARGES: FEB 2022

    LYNDHURST TOTAL 122,202.25 



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: March 24, 2022 

Subject: Special Exception Recommendation – Dongsan Alliance Church - New 
Building (Special Exception) (NJSEA File #20-179) 

An application for one special exception has been filed with the New Jersey Sports 
and Exposition Authority (NJSEA) by Daniel Chung, on behalf of Dongsan 
Alliance Church, for the premises located at 9 Bergen Turnpike, Block 45, Lots 8, 
11, 13, 14, and 15.01, in the Borough of Little Ferry, New Jersey. The subject 
premises is located within the Hackensack Meadowlands District’s Planned 
Residential zone.  The special exception is sought in connection with the 
applicant’s proposal to construct a house of worship at the subject premises.        

Specifically, the applicant is requesting special exception approval pursuant to: 
1. N.J.A.C. 19:4-5.34(a)5, in which houses of worship are listed as a special

exception use in the Planned Residential zone.  

An electronic public hearing was held virtually using Zoom video conferencing 
on Tuesday, October 12, 2021. 

In a comprehensive report dated March 7, 2022, the Director of Land Use 
Management and Staff Attorney recommended conditional approval of the 
requested special exception use.  A copy of the special exception recommendation 
report was provided to the applicant on March 7, 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.  







































MEMORANDUM 

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

From: Sara J. Sundell, P.E., P.P.  Date: March 24, 2022 

Subject:  Site Suitability Recommendation for Block 233, Lot 7.02, in the Township of 
Lyndhurst (File No. 22-010) 

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 proposed 74,668 square 
foot warehouse, on the premises identified as 1100 Valley Brook Avenue, Block 
233, Lot 7.02, in the Township of Lyndhurst, New Jersey.  The subject property is 
located within the District’s Light Industrial A zone and is currently the site of an 
existing office building.   

The matter was forwarded to the Review Team for review of the proposed site in 
accordance with the Interim Policies.  A suitability review, dated March 9, 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. 22-010 

Valley Brook XNJ, LLC/1100 Valley Brook Ave. - New Building 
Block 233, Lot 7.02, in the Township of Lyndhurst 

March 9, 2022 

The NJSEA received a zoning certificate application for the proposed 
construction of a 74,668 square foot warehouse, proposed to be located at 1100 
Valley Brook Avenue, Block 233, Lot 7.02, in the Township of Lyndhurst, 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 Lyndhurst known
as the Lyndhurst Corporate Center, which contains predominantly
warehouse/distribution, commercial and industrial uses.  Former
office uses within the corporate center have been transitioning to more
warehouse/distribution and light industrial uses over the past five (5)
years or so, with three (3) office buildings being demolished and
replaced with large industrial buildings.

 The subject property is located on Valley Brook Avenue, a main
roadway into the Lyndhurst Corporate Center and experiences
significant truck traffic, which will increase as the new warehouses are
developed in the neighborhood, including two (2) additional large
warehouses proposed within the Kingsland Redevelopment Area.

 The property backs up to both a former landfill, known as the Viola
Landfill or Lyndhurst Landfill West, and the football/soccer field of a
Lyndhurst recreation center.  While the recreation center is a
compatible use for a residential property, the landfill is presently not
environmentally closed and could expose residents to hazards.

 This criterion is not met by the subject property.
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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 NJMC.

 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 (KCSL) for New Jersey (Active list), although
several properties in the immediate vicinity are on the active list,
including 1000-1400 Valley Brook Avenue, 1200 Valley Brook, and 1270
Valley Brook.   There are also a number of properties in the immediate
vicinity that are on the KCSL’s closed list:  1170 Valley Brook, 1250
Valley Brook, 1251 Valley Brook, and 1275 Valley Brook.

 As stated above, the property is adjacent to a former landfill, known as
the Viola Landfill or Lyndhurst Landfill West, which is not currently
environmentally closed and could expose residents to hazards.

 As such, this criterion is not 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 currently fully developed with an office
building that is proposed to be removed for the proposed warehouse
development.

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

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

 Elements of the warehouse/distribution and industrial businesses in
the vicinity of the subject site are potentially detrimental to residents.
The surrounding warehouse and industrial uses generate truck traffic,
noise and associated pollution both day and night, which would be
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detrimental to the quality of life and long-term safety of residents on 
the subject property. 

 The subject property is under four (4) acres in area, which is not large
enough to accommodate significant buffers that would be necessary to
protect a residential property from the active adjacent warehouse uses.

 The lack of sidewalks in the area creates safety concerns for
pedestrians and renders this site unfavorable to residential uses.
Pedestrians would have to cross Valley Brook Avenue mid-block to
reach the on-street painted walkway located on the opposite side of the
road, which is the only pedestrian feature along Valley Brook Avenue.
This is a significant concern due to the anticipated increase in truck
traffic expected to be generated as warehouses under development in
the Lyndhurst Corporate Center and in the Kingsland Development
Area are completed and operational.

 The site is surrounded by warehouse and industrial development.
With the exception of the nearby recreational center, for which no
direct pedestrian access is available, 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 industrial area.

 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.   

Conclusion 

The subject property, located at 1100 Valley Brook Avenue, Block 233, Lot 7.02, in 
the Township of Lyndhurst, is recommended to be deemed unsuitable for 
housing.   

Contingent upon the approval of this recommendation by the NJSEA Board of 
Commissioners, the review of the submitted zoning certificate application for the 
proposed construction of a 74,668 square foot warehouse 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.   
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