TOWN OF SECAUCUS ZONING BOARD OF ADJUSTMENT
RESOLUTION NO.:

APPLICANT: CoreSite Real Estate NY4 LLC
215 County Avenue
Block 30, Lot 9
Light Industry Zone A {(LI-3A)

WHEREAS, the Applicant has applied to the Zoning Board of
Adjustment of the Town of Secaucus (“Board”) for preliminary and
final major site plan approval, a zoning certificate, and three
bulk (M) variances pursuant to N.J.S5.A 44 :55D-
70 (c) ("Application”) to demolish the existing industrial building
and construct a new approximately 446, 76l-square-foot building for
data center and accessory office use on property located at 215
County Avenue, Secaucus, New Jersey 07094, and designated as Block
30, Lot 9, on the Official Tax Map of the Town of Secaucus
(“Property”}, which is located in the Light Industry Zone A (“LI-
A Zone”) on the zoning map for the New Jersey Sports & Exposition
Authority (“NJSEA”); and

WHEREAS, the following bulk (“c¢”) variances are reguired pursuant
to the Zoning Code of the Town of Secaucus:

(1} Minimum Number of Off-Street Parking Spaces (§N.J.A.C.
19:4-8.4(a), Table 8-1): Reqguired, 345 spaces; Existing,
216 spaces; Proposed, 70 spaces; and

(2y Minimum Number of Loading Spaces (SN.J.A.C. 19:4-8.4(a),
Table 8-1): Required, 3 loading berths (12 ft x 50 ft)
Existing, 12; Proposed, 2 loading berths; and

(3) Screening Requirement {(N.J.A.C. 19:4-8.9(d)o.iv): To
exclude screening requirements on the west side of the
property.

WHEREAS, the Applicant has presented proof to the Board that all
owners of Property situated within and outside the Town and within
twe hundred {(200) feet of the premises tc be affected and all
registered utilities have been given notice at least ten days in
advance of the public hearing on the Application; and

WHEREAS, an affidavit of publication has also been submitted
attesting to the publication of a notice of hearing in the Jersey
Journal at least ten days in advance of the public hearing on the

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

WHEREAS, on May 11, 2026, the Board, after due consideration and
deliberation, granted preliminary and final major site plan
approval, a zoning certificate, and said variances to permit: (1)
a minimum amcunt of 70 off-street parking spaces where 345 are
required; (2) two (2) loading spaces where three (3) are required;
and (3) no additional screening on the west side of the building
beyond the existing vegetation; and

WHEREAS, the following Board Members were present for the May 11,
2026, meeting and voted on the application: Chalrperson Bascom,
Commissioner Eldesouki, Commissioner Hugerich, Commissioner Suarez
and Commissioner Delasi; and

WHEREAS, pursuant to N.J.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 Applicant seeks preliminary and final major site plan
approval, a zoning certificate, and three (”c”) variances to
permit 70 parking spaces, where 345 are required, to permit
2 loading dock spaces where 3 loading dock spaces are
otherwise required, and relief from screening requirements
for the west side of the building, in connection with the
demolition of the existing industrial building and the
construction of a new +/- 446,761 square foot building for
data-center and accessory office use at the Property, which

is located in the LI-A Zone on the NJSEA zoning map.

2. Adam J. Faiella, Fsqgq., 8Sills Cummis & Gross P.C., One
Riverfront Plaza, Newark, NJ, attorney for the Applicant,
CoreSite Real Estate NY4 LLC, 215 County Avenue, Secaucus,
New Jersey 07094, began his introduction of the application,
indicating that the currently occupied by a 128,263 square-
foot light industrial building, and that the Applicant has
been operating data centers since 2001, and it 30 owns data
centers throughout the nation, including two in Secaucus
known as NYZ2 and NY3. Mr. Faiella indicated that NJSEA
regulations for parking are for emergency disaster relief

20550956 v4




because there is no specific requirement for data centers.
The actual parking need for the type of data center CoreSite
is proposing is significantly less than the required amount.
Similarly, the loading space need is less that the required
amount. Mr. Faiella also explained that the proposed building
is for a multi-tenant data center, not an AI training data
center.

3. Kyle MacGeorge, PE, of Langan Engineering & Environmental
Services, 300 Kimball Drive, 4th Floor, Parsippany, NJ 07054,
being sworn and qualified as an expert in the field of civil
engineering, testified that the project replaces an aging
one-story light-industrial structure with a modern four-story
data center and accessory office space, maintaining a similar
footprint while adding a PSEG-supported substation and
related site improvements. He explained that a data center is
a low intensity use with minimal employees, visitors, and
deliveries, and that the proposed facility will fully comply
with NJSEA performance standards, stormwater regulations, and
all bulk requirements. Mr. MacGeorge described the accessory
water tanks, fuel tanks, control house, fencing, landscaping,
and lighting, noting that the west-side wooded Dbuffer
provides natural screening for the tanks and substation,
eliminating the need for additional structural screening. He
testified that two wvariances are required only because the
NJSEA code lacks a data-center-specific parking and loading
category: 70 parking spaces are proposed where 345 are
required, and two loading docks are proposed where three are
required, both of which meet operational needs given the
extremely low staffing levels and limited deliveries typical
of data-center operations. A third variance 1is required to
allow natural, rather than structural, screening of utility
components along the wooded western edge., Mr. MacGeorge
confirmed that all other aspects of the plan, including
lighting, utilities, noise compliance, and site operations,
would meet applicable standards and that the Applicant’s
years of experience in Secaucus demonstrate the adequacy and
appropriateness of the proposed layout and supporting
infrastructure.

4. Mike Hemme, PA, of Corgan Asscciates, Inc., 401 North Houston
Street, Dallas, TX 75202, being sworn and qualified as an
expert 1in the field of architecture, testified that the
proposed data center has been designed with a clean, modern
industrial aesthetic that fits the surrounding district and
clearly distinguishes between the building’s primary data-
hall function and its limited accessory office wuse. He
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discussed the floor plans, elevations, and building height,
explaining that the overwhelming majority of the building’s
square footage is dedicated to secure, climate-controlled
data-center space, with only a small portion alliocated to
office and support areas. Mr. Hemme presented exterior
renderings showing a contemporary fagade and organized
circulation, and he described the interior layout as purpose-
built for efficient equipment loading, maintenance, and
operations,

5. Alan W. Lothian, PE, of Langan Engineering & Environmental
Services, 300 Kimball Drive, 4th Floor, Parsippany, NJ 07054,
being sworn and qualified as an expert in the field of traffic
engineering, testified that the project’s access,
circulation, and parking are fully capable of supporting the
proposed data center use, which will generate substantially
less traffic than the existing approved use on the site. Mr.
Lothian explained that the two access points along County
Avenue remain in generally the same locations as the existing
full-movement driveways, with the north driveway proposed to
serve as full-movement ingress/egress for the six unsecured
visitor spaces and as ingress for the secured parking and
loading areas, with the south driveway proposed to serve as
egress for the secured parking and loading areas. A
counterclockwise internal drive aisle accommodates all
anticipated design wvehicles, and all access points will be
secured with gates and emergency services access. Mr. Lothian
testified that based on a traffic study conducted at the site,
the proposed project will generate only 32 AM and 22 PM peak-
hour trips, roughly half of the existing facility’s 62 AM and
63 PM peak-hour trips, making 1t a significantly lower-
intensity use from a traffic perspective. He further
explained that the 70 parking spaces exceed the site’s actual
demand, which is not expected to surpass 50 wvehicles. Mr.
Lothian testified that the parking and loading variances are
fully justified and the project provides safe, efficient, and
appropriate access and circulation for all users.

6. Sean Moronski, PP, of Langan Engineering & Environmental
Services, 300 Kimball Drive, 4th Floor, Parsippany, NJ 07054,
being sworn and qualified as an expert 1in the field of
professional planning, testified that the proposed data
center is a well-suited, lower-intensity use within an
established industrial district and fully conforms to all
use, setback, floor area ratio, height, lot coverage, and
open-space requirements. Mr. Moronski again highlighted that
three “c” variances are required only because NJSEA
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regulations do not contain a data-center-specific parking or
loading category, and that the 70 proposed parking spaces far
exceed actual demand for a facility with a maximum of roughly
20 employees per peak shift, and two lcocading spaces were
adequate given the minimal daily deliveries. He further
testified that the third variance, relating to screening of
tanks and the substation along the west side of the Property,
is justified because the site’s existing mature vegetation
provides effective natural buffering, making additional
structural screening unnecessary. Mr. Moronski testified that
strict application of the parking, loading, and screening
standards would impose peculiar and exceptional practica
difficulties on a uniquely low-intensity data-center use,
while the relief requested would not create any detriment to
the public good, would not impair the Master Plan or zoning
ordinance, and would advance Municipal Land Use Law purposes

including purpose (a) (appropriate land use development
promoting public welfare), and purpose (h) (encouraging the
free flow of traffic). He opined that, in his professional

opinion, the application satisfies both the positive and
negative criteria for granting the requested variances both
under the NJSEA standards and the Municipal Land Use Law
standards.

A single member of the public, a resident of 1800 Charies
Street, offered comments and asked questions about the
Application regarding potential sound impacts from the
substation, lighting impacts, and coordination with the local
utilities. In response, Joseph Liccardo, a representative of
the Applicant and long-time Secaucus resident, was sworn in
and explained that the Applicant will agree to conduct post-
construction sound testing to confirm compliance with State
and local requirements, that all lighting will be surface-
level with no uplighting, and that the Applicant is working
closely with PSE&G and Veolia Water to ensure that the project
does not strain the local utilities.

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

1.

The Resolution is not intended 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.

It has been determined that the variances sought would not be
a substantial detriment to the public good, would not
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substantially impair the intent and purpose of the Master
Plan and the Zoning Ordinance, and that the benefits outweigh
the detriments that would result from the proposed project.

3. The site plan approval, zoning certificate, and variances so
requested is hereby granted.

NOW, THEREFORE, BE IT RESOLVED that the Zoning Beoard of Adjustment
of the Town of Secaucus hereby grants the application for
preliminary and final major site plan approval, zoning
certificate, and three (“¢”) bulk wvariance pursuant to N.J.S.A
44:55D-70(c) to demolish the existing industrial building and
construct a new approximately 446,76l-square-foot building for
data center and accessory office use on property located at 215
County Avenue, Secaucus, New Jersey 07094, and designated as Block
30, Lot 9, on the Official Tax Map of the Town of Secaucus
(“Property”), subject toc the conditions of approval stated above
as well as the following:

1. The Applicant shall comply with requirements of ail
governmental agencies, town ordinances, and regulations
applicable to 1ts property as set forth in the application
and plans.

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

3. Installation of supplemental architectural or landscape
screening in front of the substation to soften the view from
adjacent properties;

4, Use of exterior building and equipment colors and finishes
for the water towers that blend with the existing vegetation
and natural surroundings;

5. Implementation of post-construction sound-verification
measures, including field testing, to confirm compliance with
applicable noise standards.
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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
Ms. Eldesouki X

Ms. Bascom X

Ms. Chugh X

Mr. Suarez X

Mr. Bochner X

Mr. Hugerich X

Mr. 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 8th day of June, 2026.

ulie Bascom, Rachel Mroz, ! 0
hairman Secretary
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