TOWN OF SECAUCUS ZONING BOARD OF ADJUSTMENT

RESOLUTION NO:
APPLICANT: CHICK-FIL-A, 450 HARMON MEADOW BLVD.

BLOCK 22701, LOT 3
NJSEA REGIONAL COMMERCIAL ZONE

WHEREAS, the Applicant Chick-fil-A, (“Applicant”) has applied to the Zoning Board of
Adjustment of the Town of Secaucus (“Board”) for nine (9) bulk variances as part of Applicant’s
Zoning Certificate and Variance applications, referred to the Town by the New Jersey Sports &
Exposition Authority (“NJSEA™), NJSEA File No. 26-012, for the subject property located at 450
Harmon Meadow Boulevard, and identified as Block 227.01, Lot 3, in the Town of Secaucus,

New Jersey (“Property™); and
WHEREAS, the Property is located in the NJSEA Regional Commercial zone; and

WHEREAS, nine (9) bulk variances are sought in connection with Applicant’s proposal to
construct a Chick-fil-A restaurant with drive-thru and related site improvements on the Property,
which is a permitted use in the NJSEA Regional Commercial Zone; and

WHEREAS, the Applicant requests bulk variance relief from N.J.LA.C. 19:4-8.4(a)59, where a
quick service restaurant requires one (1) 12° x 60° loading space, and the Applicant is proposing
no loading spaces; and

WHEREAS, the Applicant requests bulk variance relief from N.J.A.C. 19:4-8.14(h)4, which
permits a maximum gross sign area of 5% of the proposed building’s main fagade, and the
Applicant proposes a total gross sign area of approximately 238.26 square feet, and the
maximum gross sign area permitted is approximaiely 97.45 square feet; and

WHEREAS, the Applicant requests bulk variance relief from NJ.A.C. 19:4-5.49(a)31i, where a
50-foot front yard setback is required, and the Applicant proposes a meal order canopy that is
approximately 27 feet from the property line; and

WHEREAS, the Applicant requests bulk variance relief from N.J.A.C. 19:4-5.49(a)3ii, where a
40-foot side yard setback is required, and the Applicant proposes a trash enclosure that is
approximately 7.1 feet from the property line; and

WHEREAS, the Applicant requests bulk variance relief from NJ.A.C. 19:4-8.2(c)1, where six
(6) feet of landscaped open space between a building and vehicle use areas is required, and the
Applicant proposes sidewalk/hardscape on all four sides; and

WHEREAS, the Applicant requests bulk variance relief from N.J.A.C. 19:4-8.12(c), where a
minimum width of six {6”) feet is required when a sidewalk abuts a curb or edge of pavement,
and the Applicant proposes a five (5°) feet-wide sidewalk; and

WHEREAS, the Applicant requests bulk variance relief from N.JL.A.C. 19:4-8.15()8, where
recycling and refuse areas are required to be screened [...] no elements of these areas, including
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materials contained therein, shall be higher than the surrounding screening, and in no case
greater than eight (8) feet, and the Applicant proposes an eight-feet, eight-inch (8°-8")
screening; and

WHEREAS, the Applicant requests bulk variance relief from N.J.A.C. 19:4-8.13(a)2, where
illumination levels in these areas shall maintain an average-to-minimum uniformity ratio not to
exceed 4:1, and the Applicant proposes a 4.08:1 ratio in certain areas of the Property; and

WHEREAS, the Applicant requests bulk variance relief from N.J.A.C. 19:4-8.9(d)6iv, where all
site service improvements and utility improvements, such as transformer compounds and
external heating and cooling equipment; refuse and recycling areas; and outdoor storage, display
or work areas, where permitted, shall be enclosed by a solid and continuous fence, wall,

or evergreen plant material sufficient to screen such activity from adjacent properties and

public right-of-ways, and Applicant proposes partial screening due to underground utility
conflicts; and

WHEREAS, public notice of Applicant’s bulk variance request was given to all interested
parties within two hundred (200°) feet of the affected premises as required by law; and

WHEREAS, an affidavit of publication has also been submitted attesting to the publication of a
notice of public hearing in The Record and Herald News newspaper; and

WHEREAS, on May 11, 2026, the Zoning Board of Adjustment of the Town of Secaucus held
an in-person public hearing, at which time it heard testimony and considered the arguments on
behalf of the Applicant; and

WHEREAS, pursuant to N.I.S.A. 40:55D-10(g), said decision must be reduced in writing and
include findings of fact and conclusions of law based thereon; and

WHEREAS, on June 8, 2026, the Board in open and public session does hereby adopt, ratify
and affirm the following as its findings of fact and conclusions of law:

1. The owner of the Property is Hartz Mountain Industries, who has authorized the
Applicant to make this application.

2. The Applicant proposes to construct a Chick-fil-A restaurant with drive-thru and related
site improvements on the Property located at 450 Harmon Meadow Blvd., Secaucus, New Jersey,
and designated as Block 227.01, Lot 3 on the Official Tax Map of the Town of Secaucus in the
NISEA Regional Commercial Zone.

3. In connection with the proposed development, Applicant requires nine (9) bulk variances
under the following NJSEA regulations:
(a) N.JLA.C. 19:4-8.4(a)59, where a quick service restaurant requires one (1) 12’ x 60°
loading space, and the Applicant is proposing no loading spaces;
(b) N.LLA.C. 19:4-8.14(h)4, which permits a maximum gross sign area of 5% of the
proposed building’s main fagade, and the Applicant proposes a total gross sign area of
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4,

approximately 238.26 square feet, and the maximum gross sign area permitted is
approximately 97.45 square feet;

() N.J.A.C. 19:4-5.49(a)31, where a 50-foot front yard setback is required, and the
Applicant proposes a meal order canopy that is approximately 27 feet from the
property line;

(d) N.JLA.C, 19:4-5.49(a)3ii, where a 40-foot side yard setback is required, and the
Applicant proposes a trash enclosure that is approximately 7.1 feet from the property
line;

(e) N.J.A.C. 19:4-8.2(c)1, where six (6”) feet of landscaped open space between a
building and vehicle use areas is required, and the Applicant proposes
sidewalk/hardscape on all four sides;

(H N.JA.C. 19:4-8.12(c), where a minimum width of six (6”) feet is required when a
sidewalk abuts a curb or edge of pavement, and the Applicant proposes a five (5°)
feet-wide sidewalk;

(g) N.LA.C. 19:4-8.15(f)8, where recycling and refuse areas are required to be screened
[...] no elements of these areas, including materials contained therein, shall be higher
than the surrounding screening, and in no case greater than eight (8°) feet, and the
Applicant proposes an eight-feet, eight-inch (8’-8”) screening;

(h) N.J.A.C. 19:4-8.13(a)2, where illumination levels in these areas shall maintain an
average-to-minimum uniformity ratio not to exceed 4:1, and the Applicant proposes a
4,08:1 ratio in certain areas of the Property; and

(i) N.J.A.C. 19:4-8.9(d)6iv, where all site service improvements and utility
improvements, such as transformer compounds and external heating and cooling
equipment; refuse and recycling areas; and outdoor storage, display or work areas,
where permitted, shall be enclosed by a solid and continuous fence, wall, or evergreen
plant material sufficient to screen such activity from adjacent properties and public
right-of-ways, and Applicant proposes partial screening due to underground utility
conflicts.

On May 11, 2026, the Applicant appeared at the hearing before the Board and was

represented by attorney Judy Y. Kim, Esq. of Waters, McPherson, McNeill, P.C., Secaucus, New

Jersey.

5.

EXHIBITS

The following is a list of the exhibits submitted by the Applicant at the public hearing and

marked for identification as follows:

Number Description

A-1 Aerial Image of the Subject Site and Surrounding Areas, prepared by Colliers
Engineering

A-2 Site Plan of Existing Conditions, prepared by Colliers Engineering

A-3 Site Plan of Proposed Conditions, prepared by Colliers Engineering

A-4 Signage Plan, prepared by Colliers Engineering

A-5 Aerial Drone Views of Subject Site and Surrounding Areas, prepared by John

McDonough Associates, dated May 11, 2026
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6. John Martinez of Chick-fil-A Corporate Office in Atlanta, Georgia, is a Development
Manager and represented the Applicant. He was sworn in as a fact witness by the Board.

(a) Mr. Martinez presented the day-to-day operations and overview of the proposed
Chick-fil-A restaurant with drive-thru, including a proposed build out, design, and
construction of Applicant’s typical franchise business model, and described details of
the proposed Chick-fil-A restaurant with drive-thru for this Property, for the benefit of
the Board.

(b) Mr. Martinez presented the proposed hours, number of employees, supply delivery
operations, dine-in and meal canopy drive-thru concepts, anticipated peak hours, and
the expected operations of the initial opening and normal operations for the proposed
development at the Property, for the benefit of the Board.

7. Vincent Kelly, P.E., of Colliers Engineering, is the project engineer for the Applicant. He
was sworn in and gave his qualifications and advised that he had been before the Board and was
accepted as an expert, He presented the proposed Chick-fil-A restaurant with drive-thru
development and site improvement details for the benefit of the Board.

(a) Mr. Kelly testified there are currently three existing structures on the Property,
including a hotel in the rear, and two existing restaurants, including a Red Robin
restaurant and a Buffalo Wild Wings restaurant, toward the front of the Property.

(b) Mr. Kelly testified that the Applicant is proposing to demolish the existing Red Robin
restaurant and develop a Chick-fil-A restaurant with three drive-thru lanes [ocated on
the existing footprint of the Red Robin restaurant near the front of the Property. No
changes are proposed to the existing hotel or the existing Buffalo Wild Wings
restaurant. Mr. Kelly testified that the proposed Chick-fil-A restaurant with drive-thru
is a permitted use in the NJSEA Regional Commercial zone.

(c) Mr. Kelly explained that parking will be shared by all three uses on the Property, and
all required parking spaces for the existing hotel, existing Buffalo Wild Wings
restaurant, and the proposed Chick fil A restaurant with drive-thru, are satisfied under
the NJSEA parking regulations with the available existing parking spaces currently on
the Property.

(d) In connection with the proposed Chick-fil-A restaurant with drive-thru and related
site improvements, Mr. Kelly testified that nine (9) bulk variances are being requested
by the Applicant under the following NJSEA regulations:

a. N.LA.C, 19:4-8.4(a)59, where a quick setvice restaurant requires one (1) 12° x
60’ loading space, and the Applicant is proposing no loading spaces;

b. NJ.A.C. 19:4-8.14(h)4, which permits a maximum gross sign area of 5% of
the proposed building’s main fagade, and the Applicant proposes a total gross
sign area of approximately 238.26 square feet, and the maximum gross sign
area permitted is approximately 97.45 square feet;

c. N.LA.C.19:4-5.49(a)3i, where a 50-foot front yard setback is required, and
the Applicant proposes a meal order canopy that is approximately 27 feet from
the property line;

d. NJA.C, 19:4-5.49(a)3ii, where a 40-foot side yard setback is required, and
the Applicant proposes a trash enclosure that is approximately 7.1 feet from
the property line;
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. NJA.C. 19:4-8.2(c)], where six (6”) feet of landscaped open space between a

building and vehicle use areas is required, and the Applicant proposes
sidewalk/hardscape on all four sides; _
N.LA.C. 19:4-8.12(c), where a minimum width of six (6) feet is required
when a sidewalk abuts a curb or edge of pavement, and the Applicant
proposes a five (5°) feet-wide sidewalk;

. N.JA.C. 19:4-8.15(D8, where recycling and refuse areas are required to be

screened [...] no elements of these areas, including materials contained
therein, shall be higher than the surrounding screening, and in no case greater
than eight (8”) feet, and the Applicant proposes an eight-feet, eight-inch (8°-
8”) screening;

. N.JLA.C, 19:4-8.13(a)2, where illumination levels in these areas shall maintain

an average-to-minimum uniformity ratio not to exceed 4:1, and the Applicant
proposes a 4.08:1 ratio in limited areas of the Property; and

N.J.A.C. 19:4-8.9(d)6iv, where all site service improvements and utility
improvements, such as transformer compounds and external heating and
cooling equipment; refuse and recycling areas; and outdoor storage, display or
work areas, where permitted, shall be enclosed by a solid and continuous
fence, wall, or evergreen plant material sufficient to screen such activity from
adjacent properties and public right-of-ways, and Applicant proposes partial
screening due to underground utility conflicts.

(e) Mr. Kelly provided testimony on each of the nine (9) requested bulk variances,
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including the areas of impact from each variance on the Property:
a. Mr Kelly testified that Applicant does not require a loading space and a

loading space variance was requested because the Applicant’s supply and
delivery model occur in the evenings with a key drop, so that supply and
deliveries are unloaded directly into the proposed restaurant through the
restaurant entrance.

. Mr. Kelly testified that Applicant is proposing three (3) wall signs, one (1)

welcome sign, and one (1) tenant sign, and the total gross sign area of the
proposed signs are approximately 238.26 square feet. Mr. Kelly testified that a
sign variance was requested under the NJSEA sign regulations for the
Regional Commercial Zone, which permits a maximum gross sign area of 5%
of the building main fagade, and is approximately 97.45 square feet of
maximum gross sign area based on Applicant’s proposed main fagade of the
restaurant.

Mr. Kelly testified that the proposed trash enclosure is set approximately 7.1
feet from the 40-feet side yard setback and a side yard setback variance was
requested. Mr. Kelly testified that based on existing site constraints, the
proposed location of the trash enclosure and trash pickups would not interfere
with the existing uses and operations of the hotel and Buffalo Wild Wings
restaurant on the Property.

. Mr. Kelly testified that the proposed trash enclosure is required to be screened

with a maximum eight (8°) feet screening height under the NJSEA regulations.
Mr, Kelly testified that a screening height variance was requested for the
proposed eight-feet, eight-inch (8’-8”) screening to completely screen the




proposed trash enclosure. Mr. Kelly also testified that the screening of the
trash enclosure would aesthetically blend with the proposed design and colors
of Applicant’s Chick-fil-A restaurant.

e. Mr. Kelly testified that the proposed meal canopy is set approximately 27 feet
from the 50-feet front yard setback and a front yard setback variance was
requested. M., Kelly testified that based on existing site constraints, the drive-
thru circulation with the meal canopy in the proposed front yard setback was
designed to utilize the ingress and egress of the existing uses and operations of
the hotel and Buffalo Wild Wings restaurant, so that there would be minimal
disruptions to the flow of traffic on the Property and the surrounding areas.
M. Kelly also testified that the Applicant’s proposed improvements include a
left-turn only sign to exit out of the Property from the proposed drive-thru
circulation, to ensure public and pedestrian safety and to further minimize
disruptions to the flow of traffic on the Property and the surrounding areas.

f. M. Kelly testified that the four sides of the proposed Chick-fil-A restaurant
would be sidewalk hardscaped to provide additional safety measures for the
public and pedestrians, and that a landscaping variance for the open space
between the proposed Chick-fil-A restaurant and the parking areas was
requested. Mr. Kelly testified that additional landscaping was being provided
elsewhere on the proposed development.

g. Mr. Kelly testified that a minimum six-feet (6°) sidewalk width variance was
requested for the proposed five-feet (5°) sidewalk in certain areas of the
proposed development. In response to a Board member’s request for
consideration of public and pedestrian safety, Mr. Kelly testified that as a
condition of approval, Applicant would provide a six-feet wide sidewalk
between the Chick-fil-A restaurant and the meal canopy area, as well as six-
feet wide sidewalks from the Chick-fil-A restaurant to the proposed crosswalk
to connect to the existing curb and sidewalk along the public right-of-way.

h. Mr. Kelly testified that a lighting variance was requested for the lighting ratio
which exceeds 4.08:1 in certain areas of the proposed development, and 4:1
ratio is required under the NJSEA regulations, Mr. Kelly testified that
additional lighting was provided in the proposed meal canopy area for public,
pedestrian, and employee safety. Mr. Kelly also testified that any resulting
spillover from the 4.08:1 ratio illumination in the proposed limited areas of
the meal canopy would be minimal and also mitigated by the screening of
existing landscaping and trees along the public right-of-way.

i. Mr. Kelly testified that a utility screening variance was requested for the
transformer located near the front of the Property. Mr. Kelly testified that the
utility company requested a clear access area to the transformer in case of
emergency utility work or regular maintenance. Mr, Kelly also testified that
the transformer would be partially screened by existing landscaping and trees
along the public right-of-way.

8. John McDonough, P.P., of John McDonough Associates, testified as the professional
planner for the Applicant. He was sworn in, provided his qualifications, and advised that he had
been before the Board. He was accepted as an expert by the Board.
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(a) Mr. McDonough testified to the existing conditions and uses of the Property and the
site compatibility with Applicant’s proposed development to construct a Chick-fil-A
restaurant with three drive-thru lanes, a meal canopy, and related site improvements.
(b) Mr. McDonough testified to the standards for the granting of a bulk variance from
NJSEA provisions, N.J.A.C. 19:4-4.14(e), as well as additional standards for the
granting of a bulk variance from NJSEA provisions, N.J.A.C. 19:4-4.14(f), as related
to the Applicant’s nine (9) bulk variances under the following NJSEA regulations in
connection with Applicant’s proposed development:

a.

b.

N.J.A.C. 19:4-8.4(a)59, where a quick service restaurant requires one (1) 12° x
60’ loading space, and the Applicant is proposing no loading spaces;

N.J.A.C. 19:4-8.14(h)4, which permits a maximum gross sign area of 5% of
the proposed building’s main fagade, and the Applicant proposes a total gross
sign area of approximately 238.26 square feet, and the maximum gross sign
area permitted is approximately 97.45 square feet;

N.JL.A.C. 19:4-5.49(a)3i, where a 50-foot front yard setback is required, and
the Applicant proposes a meal order canopy that is approximately 27 feet from
the property line;

N.LA.C. 19:4-5.49(a)3ii, where a 40-foot side yard setback is required, and
the Applicant proposes a trash enclosure that is approximately 7.1 feet from
the property line;

N.JA.C. 19:4-8.2(c)1, where six (6”) feet of landscaped open space between a
building and vehicle use areas is required, and the Applicant proposes
sidewalk/hardscape on all four sides;

N.JA.C. 19:4-8.12(c), where a minimum width of six (6°) feet is required
when a sidewalk abuts a curb or edge of pavement, and the Applicant
proposes a five (5°) feet-wide sidewalk;

N.LA.C, 19:4-8.15()8, where recycling and refuse areas are required to be
screened [...] no elements of these areas, including materials contained
therein, shall be higher than the surrounding screening, and in no case greater
than eight (8) feet, and the Applicant proposes an eight-feet, eight-inch (8’-
8”) screening;

N.JLA.C. 19:4-8.13(a)2, where illumination levels in these areas shall maintain
an average-to-minimum uniformity ratio not to exceed 4:1, and the Applicant
proposes a 4.08:1 ratio in limited areas of the Property; and

N.LA.C. 19:4-8.9(d)6iv, where all site service improvements and utility
improvements, such as transformer compounds and external heating and
cooling equipment; refuse and recycling areas; and outdoor storage, display or
work areas, where permitted, shall be enclosed by a solid and continuous
fence, wall, or evergreen plant material sufficient to screen such activity from
adjacent properties and public right-of-ways, and Applicant proposes partial
screening due to underground utility conflicts.

(c) Mr. McDonough testified that the Applicant’s requests for relief for bulk variances
relate to the existing site conditions where Applicant’s proposed development would
operate with two existing uses and operations of the hotel and the Buffalo Wild Wings
restaurant, Mr, McDonough testified that Applicant’s proposed restaurant
development include unique features, such as the supply and delivery key drop and
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the meal canopy, which integrate seamlessly with the existing ingress, egress, traffic
patterns and circulations of the existing uses, and therefore have minimal disruptions
to the Property and the surrounding areas.

(d) Mr. McDonough testified that Applicant’s requests for relief for bulk variances such
as lighting ratio, landscaping, sidewalk width, and trash enclosure and utility
screenings are minor design-related relief with de minimis changes under the NJSEA
regulations.

(e) Mr. McDonough testified that the physical surroundings around the Property are fully
developed as a shopping center, and that the Property is an infill development
replacing an “in-kind” Red Robin restaurant with Applicant’s proposed Chick-fil-A
with drive-thru restaurant that would seamlessly integrate with its surroundings, as
well as achieve a consistent and pleasing integration with the overall surrounding
shopping center.

{f) Mr. McDonough testified that in his professional opinion, the granting of the
Applicant’s requested bulk variances would not negatively impact the surrounding
area and adjacent properties, have no environmental impact, and would not result in
substantial detriment to the public health, safety or welfare, as the Applicant’s request
for relief of the nine bulk variances are minor design-related deviations with minimal
impacts to the Property and the surrounding areas.

9. No members of the public offered comment on the Application.

WHEREAS, the Zoning Board of Adjustment, based on the foregoing findings of fact, hereby
determines that:

1. Applicant’s requested nine (9) bulk variances to construct a Chick-fil-A restaurant with
drive-thru and related site improvements on the Property conform with the standards for
approving applications for bulk variances as set forth in N.J.A.C. 19:4-4.14(e) and (f).

2. The Resolution is not infended to be all encompassing, but merely a summary of the
testimony, exhibits and other evidence presented and relied upon by the Board during the
hearings on this Application.

3. It has been determined that the variances sought would not be a substantial detriment to
the public good and that the benefits outweigh the detriments that would result from the
proposed project.

4. The nine (9) bulk variances so requested are hereby granted.

NOW, THEREFORE, BE IT RESOLVED, that the Zoning Board of Adjustment of the Town
of Secaucus hereby GRANTS the application for nine (9) bulk variances under N.J.A.C. 19:4-
8.4(a)59; N.LA.C. 19:4-8.14(h)4; NJ.A.C. 19:4-5.49(a)3i; N.J.A.C. 19:4-5.49(a)31i; N.J.A.C.
19:4-8.2(c)1; N.JLA.C. 19:4-8.12(c); NJ.A.C. 19:4-8.15(H)8; N.J.A.C. 19:4-8.13(a)2; and
N.LA.C. 19:4-8.9(d)6iv, to construct a Chick-fil-A restaurant with drive-thru and related site
improvements, on the Property located at 450 Harmon Meadow Blvd., Secaucus, New Jersey,
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and designated as Block 227.01, Lot 3 on the Tax Assessor’s Map of the Town of Secaucus in the
NJSEA Regional Commercial Zone, subject to the following:

1. In consideration of pedestrian and public safety measures expressed by a Board Member,
and as a condition of the approval, Applicant shall provide a six-feet wide sidewalk
between the Chick-fil-A restaurant and the meal canopy area, as well as six-feet wide
sidewalks from the Chick-fil-A restaurant to the proposed crosswalk to connect to the
existing curb and sidewalk along the public right-of-way.

2. The Applicant shall comply with requirements of all governmental agencies, Town
ordinances and regulations applicable to its property, as set forth in the application and
plans.

3. Subject to all applicable ordinances, rules, regulations and laws of the New Jersey Sports
and Exposition Authority, Town of Secaucus, County of Hudson, State of New Jersey and
United States Government.

BE IT FURTHER RESOLVED that this grant is based upon the testimony of the Applicant, the
testimony of the members of the public present, the exhibits and applications submitted to the
Zoning Board of Adjustment, all of which have been relied upon by the Board on May 11, 2026,
according to the below indicated votes:

Name Yes No Abstain Absent
Julie Bascom X
Maryam Eldouski X
John Hugerich X
Jason Bochner

Antonio Suarez X
Neetu Chugh

William Delasi X

APPROVED (X)  DISAPPROVED ( )

I hereby certify the foregoing to be a true and accurate copy of a resolution adopted by the
Zoning Board of Adjustment of the Town of Secaucus at its meeting held on June 8, 2026.

In testimony whereof, I have hereunto set my hand and the seal of said Board this 8" day of
June, 2026.

f RS (?501/0@07?’) %CU}\ Aﬂ /\7/%0/‘

lie Bascom, Rachel Mroz,
hairwoman Secretary
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