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RESOLUTION OF THE SAYREVILLE
ECONOMIC REDEVELOPMENT AGENCY
RECOMMENDING BOROUGH ACTION TO

AMEND THE DESIGNATED REDEVELOPMENT
AREA AND TO AMEND THE
REDEVELOPMENT PLAN FOR SAYREVILLE
LANDFILL # 3 REDEVELOPMENT AREA

WHEREAS, the Mayor and Council by Resolution # 2010-70 declared Block 56,
Lots 1.01 and 2.02; Block 57.02, Lot 1; Block 57.04, Lot 1; Block 57.05, Lot 1, Block 58,
Lots 6 & 7 (known as the Sayreville Landfill # 3) to be an area in need of redevelopment
(“Redevelopment Area”); and

WHEREAS, by Ordinance # 239-13, the Mayor and Council adopted a
redevelopment plan entitled “Borough of Sayreville Landfill and Melrose Redevelopment
Plan”; and

WHEREAS, SERA and MEC Land, LLC (“MEC Land”), a wholly-owned
subsidiary of Middlesex Energy Center LLC (“MEC”), (f/k/a VG Resources of Sayreville,
LLC) entered into a Memorandum of Understanding (“MOU”) dated December 28, 2012
that included provisions for preparation and execution of a Redevelopment Agreement
between MEC Land and SERA for development of the Redevelopment Area, which
MOU subsequently was extended and remains in effect; and

WHEREAS, MEC possesses a 100% ownership interest in MEC Land and
thereby possesses all rights of MEC Land under the MOU; and

WHEREAS, MEC has been designated as the redeveloper of the Redevelopment
Area by SERA, and MEC and SERA have negotiated a proposed Redevelopment
Agreement, including a Concept Plan annexed thereto, for development of the
Redevelopment Area; and

WHEREAS, MEC has requested amendment to the designated Redevelopment
Area and Redevelopment Plan to include property designated on the Borough Tax Map
as Block 56, Lot 2.01, consistent with the Concept Plan; and

WHEREAS, MEC has proposed and requested amendments to the
Redevelopment Plan that are consistent with the Concept Plan, as set forth on the
attached list; and

WHEREAS, legal counsel and the engineer for SERA have reviewed the
proposed amendments and indicated to SERA that they are consistent with the purpose
and intent of the Redevelopment Plan; and




[image: image2.png]WHEREAS, SERA has reviewed the proposed amendments to the designated
Redevelopment Area and Redevelopment Plan and determined that adoption of the
proposed amendments would be consistent with the Concept Plan, would be in the best
interests of the Borough of Sayreville and would advance the public interest of Sayreville
residents;

NOW, THEREFORE, BE IT RESOLVED that the Sayreville Economic
Redevelopment Agency hereby recommends to the Mayor and Council that appropriate
formal action be taken in accordance with all applicable procedures to amend the
designated Redevelopment Area and the Redevelopment Plan for Sayreville Landfill #3
to include property designated on the Borough Tax Map as Block 56, Lot 2.01 and to
amend the Redevelopment Plan consistent with the Gemcept—Plam ammexed to—the-

etoprrent-Agreemen as-specifiedonthe-attachedlist; mAseR LeTTER 0F

wliclhs Arraceel
BE IT FURTHER RESOLVED that the Secretary is hereby directed to

forward a signed copy of this Resolution to the Mayor and Council.

Offered by: 7W /JWVQ

Seconded WC \ /WM

&y

I, Joseph P. Ambrosio Esq. Secretary and certifying agent of the Sayreville
Economic and Redevelopment Agency, hereby certify that the foregoing Resolution was
adopted at a regular meeting held on April 23, 2015.

y'seph P. Ambrosio, Esq., Secretary
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April 15, 2015

VIA EMAIL & US Mail joe@lawambrosio.com

Mr. Joe Ambrosio, Executive Director
Sayreville Economic Redevelopment Agency
167 Main Street

Sayreville, NJ 08872

RE: Bilock 56, Lots 2.01 & 9
Borough of Sayreville
MC Project No. 10000657A

Dear Mr. Ambrosio:

This letter report is being provided to you at the request of SERA to update the Agency on the
status of the Project and to outline the engineering and planning issues to be discussed at the
April 23, 2015 meeting of SERA. Representatives of MEC will be present at the meeting of
April 23, 2015 to present the Concept Plan for the Project, to discuss the proposed modifications
to the redevelopment plan, inclusion of Lot 2.01, Block 56 in the redevelopment plan, and to
request conditional approval of the redevelopment agreement. A copy of the current concept is
enclosed for review by the Agency and their professionals.

1. Project & Plan Description

The Middlesex Energy Center (MEC) will turn unproductive landfill property into a modern
efficient energy center supplying the critical infrastructure needs to the residents of Sayreville,
Middlesex County and New Jersey: The following are some of the key elements of the Project:

Modern, Clean, Safe - “State of the Art” Cycle Power Facility

Recycle water from the MCUA to minimize impact on the drinking water supplies:
Provide emergency “Capacity Response” to the electrical grid:

Bring Short Term (Construction) and Long Term (Operations and Maintenance) Jobs
Reduce Borough Liabilities, Provide Cash through Land Purchase and PILOT payments.

DR

The proposed Project being developed by MEC is a 560 Megawatt (MW) combined-cycle power
plant. The proposed site for the plant’s location is on a portion of a 48 acre former USEPA Super
Fund site known as Sayreville Landfill No. 3 just west of Jernee Mill Road in the Borough of
Sayreville.

Engineers Corporate Headquarters
Planners 331 Newman Springs Road, Suite 203
Surveyors Red Bank, NJ 07701
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The plant consists of a single 1x1 combined cycle unit based upon General Electric’s most
advanced combustion turbine generator (CTG). Total plant net electric output is estimated at
560 MW with approximately 10 MW consumed internally to run the plant. The power produced
by the plant is expected to connect at 230 kV by means of underground lines to a new substation
that will be constructed by Jersey Central Power and Light (JCPL) adjacent to the nearby Red
Oak power station.

The unit will be fired by natural gas as its primary fuel and have the capability to fire a highly
refined liquid fuel know as Ultra Low Sulfur Diesel (ULSD) as a backup. The diesel fuel for
backup operation will be stored on site in two 900,000 gallon tanks within containment
structures to protect the environment in the unlikely event of an oil leak. The unit’s primary fuel,
natural gas, will be sourced from one of the several nearby natural gas supply pipelines and
connect to the facility by means of an underground piping route.

One of the primary features of the plant will be the use of grey water in the plant’s wet cooling
towers. Rather than tapping the municipal water supply, the plant will use grey water discharge
from the Middlesex County Utility Authority (MCUA) which would otherwise be discharged to
the Raritan River Basin. Wastewater discharge from the power plant will be discharged to the
Borough’s sewer system and ultimately back to the MCUA sewage treatment plant.

The plant will be a combination of indoor and outdoor structures. The primary outdoor structures
will be the combustion turbine generator (CTG), Heat Recovery Steam Generator (HRSG),
exhaust stack, water and fuel oil storage tanks, and the Cooling Tower. The Steam Turbine
Generator (STG) and its associated auxiliaries will be housed indoors in an architecturally
treated building which will also include the plant’s Control Room, Maintenance and Warehouse
facilities, and Administrative offices. The plant is expected to operate with a workforce of
approximately 25 personnel.

2. Benefits to the Borough of Savyreville:

In conjunction with the redevelopment project the Borough will be afforded certain benefits
including the following:

* Purchase of the existing Sayreville Landfill No. 3 property which is presently
underutilized Borough owned land:

e Negotiation of PILOT with the Borough of Sayreville:

e Assumption of environmental responsibility by MEC for the Sayreville Landfill No. 3
property subsequent to the purchase of the property.

* The power plant will create numerous union jobs during construction including 1 million
man hours of building trade union craftsmen and long-term job opportunities for on-
going plant operations as well as an additional business services which will be generated
in the community and region that will be needed to support the operations of the project.
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e The power plant will be a much needed source and producer of electrical power in the
region addressing the potential for power outages post Sandy.

3. _Planning basis:

As per Section 13.1 of the Redevelopment Plan the project is subject to a “concept review
process” by the Agency to determine the plan is “largely consistent with the Redevelopment
Plan”.

The plan is consistent with the Redevelopment Plan for the following reasons:

The proposed power plant use and fuel storage are permitted in accordance with Section 5.2 of
the Redevelopment Plan.

The plan is consistent with Redevelopment Plan Goals and Objectives specifically:

3.2.1 “Protect the health, safety, and welfare of the citizens of Sayreville Borough by
redeveloping underutilized and stagnant vacant properties that could more effectively contribute
fo the economic well-being of the Borough.”

As noted above, the proposed power plant development takes a property with an environmental
liability to the Borough and returns it to an income generator to the Borough in both the initial
purchase and ongoing property taxes.

3.2.3 “To recognize the particular suitability of new uses of certain properties of the Borough
and to maximize the appropriate utilization of such properties.”

The Sayreville Landfill #3 property is particularly suitable for the proposed power plant as it is
situated in an industrial area of the Borough with (2) existing power plants within approximately
72 mile of the site with the closest residents nearly a half a mile away.

3.2.16 “To promote the creation of job opportunities in the Borough that will provide
opportunities for both existing residents and as well as for others in the region.”

The power plant will create over 1 million man hours of union labor during construction and
long-term job opportunities for on-going plant operations as well as additional business services
which will be generated in the community and region that will be needed to shpport the
operations of the project.

3.2.18 “To exclude residential uses from industrial areas”

As noted above the proposed power plant is located in an industrial area and no residential use is
proposed.
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4. Requested changes to redevelopment plan:

In order to move forward with the project several sections of the Redevelopment Plan need to be
modified to be consistent with the proposed concept plan. The requested changes address
inclusion of Lot 2.01, Block 56 in the redevelopment plan, heights related to the stack and
generator structures, clarifying power plants are permitted as a single use, and clarification of
certain parking, landscaping and environmental criteria. The specifics of the request are listed in
Attachment ‘A’.

5. Response to Agency concerns:

The following items will be further discussed in testimony at the 4/23/15 Agency meeting.

Buffering:

The power plant has been shifted away from Jernee Mill Road to provide a minimum of a 50°
buffer. We propose to retain as much of the existing trees and understory as possible while
providing adequate clearing within the right of way to provide proper sight distance. The
existing vegetation would then be supplemented with additional evergreen plantings.

Fuel tanks:

Although the plan is gas fired a backup fuel of Ultra-low sulfur diesel (ULSD) will likely be
required by ISO Grid Operator - PJM to comply with the anticipated “Capacity Performance
Requirements” currently under review by the Federal Energy Commission (FERC). This
requirement is to ensure uninterruptable power generation in a situation of emergency or natural
gas curtailment when requested by PJM system operations. It is anticipated two (2) tanks
containing approximately 900,000 gallons of fuel storage will be required. All tanks will be steel
construction with appropriate containment structures. Any underground or inaccessible ULSD
piping will be double-wall with a leak detection system. As noted above, fuel storage is a
permitted use for the site.

Cooling Tower Fogging:

The process will include a mechanical draft wet cooling tower in the thermal cycle. This cooling
tower will result in a visible plume of water vapor being emitted during certain environmental
conditions. Concerned with public safety, MEC has undertaken plume modeling studies to
address the potential for fogging and or icing on Jernee Mill Road. The expected result is that
the occurrences will be minimal and, if necessary, MEC will commit to appropriate mitigation in
discussions with Sayreville and County officials.
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6. Redevelopment Agreement:

The Redevelopment Agreement has been under negotiations for several months and MEC
believes the parties have reached an agreement on all final terms. The status of the finalization of
the agreement will be reviewed and further discussed in testimony at the 4/23/15 meeting.

We request SERA take the following actions at the 4/23/15 meeting:

1.

2.
3.
4,

Recommend the Planning Board & Council make the requested changes to
Redevelopment Plan

Inclusion of Lot 2.01, Block 56 in the redevelopment plan

Conditionally approve the Redevelopment Agreement

Approve the Concept Plan.

MEC looks forward to presenting the above information at the 4/23/15 meeting. Please review
the above and contact me if you have any questions.

DWB

Very truly yours,
MASER CONSULTING P.A.

o

~Daniel W. Busch, P.E., P.P., CM.E
Department Manager

Enclosures

cc:

Ken Kinkela, MEC (via email)
Gary Hall, Esq. (via email)
David Samuel, P.E., P.P., CM.E. (via email)

\\Hgfas1\General\Projects\2010\10000657A\Letters\150415 letter to SERA v3.docx
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1)

2)

Attachment ‘A’

Comment: In Section 2.2, the landfill area specifically lists the tax lots and block numbers for
the approved Redevelopment area. It does not include the extra parcel of 1.3 acres that we are
purchasing.

Request: Developer requests that Block 56 Lot 2.01 be added to the list in order that uniform
requirements apply throughout the area under redevelopment.

Comment: In Section 3. And again in 5.1 — This section and elsewhere that refers to an Eco-
Industrial Park have the goal of “A community of businesses...” Power Plants are a specialized
form of manufacturing and will occupy the bulk of the usable land on the Landfill site.
Request: Clarify that Power Plants are specifically approved and that the single business use is
conforming to the Redevelopment Plan.

Comment: In Section 4.3 —Power Plants are a specialized form of manufacturing. Power Plants
are not mentioned in this section.

Request: Clarify that Power Plants are specifically included under the definition of
manufacturing as a permitted use consistent with Section 5.2.

Comment: In Table 5.4, we may have a problem complying with some of the bulk standards as
listed. This table of heights are require adjustment.
Request: Revise the table as follows:

Bulk Standard Existing Standard | Requested Standard

Minimum Lot Size (acres) 5 NO CHANGE

Side Yard Setback Principal and Accessory 50 NO CHANGE

Buildings (feet)

Rear Yard Setback — Principal and Accessory 50 NO CHANGE

Buildings (feet)

Height — Principal Building (feet) 60 NO CHANGE!

Height Accessory Building {feet) 25 40
(storage - 8) (storage — 25)

Height Stacks and Tower 170 2407

Height Equipment other than Stacks or No Requirement 140°

Towers Stated

Height of the equipment enclosure structure | No Requirement 100*

known as the Steam Turbine Building Stated

Maximum Impervious Lot Coverage 85 NO CHANGE

(percent)

NOTES:

1) Thisis assumed to apply to the only normally occupied building on the site plan which wiil
be the office / warehouse complex. It will meet this requirement. This is not the highest
“building” on site.
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5)

6)

7)

8)

2) Redeveloper will strive to reduce the stack height through air modelling analysis however
the GEP stack height for this project would be 240 feet. We would like to account for this
as the upper limit to the allowable stack height.

3) Equipment visible from off-site public areas shall be architecturally treated to match the
appearance of the Principal Building.

4) This building is not classified as a normally occupied structure and will be up to 100 feet in
height. This is required due to equipment sizing, bridge crane access height requirements
and noise abatement considerations.

Comment: Page 5 and 11 — Figure 3A and 4A: Redevelopment Zone Amendment Eco-Industrial
Redevelopment Area does not include Block 56 Lot 2.01 in the designated Redevelopment Area.
Request: Amend the figures to include Block 56 Lot 2.01 in the designated Redevelopment
Area.

Comment: Section 8.1h and 8.6.e — Power Plant design and construction requirements are not
consistent with LEEDS standards for general buildings. Redeveloper will encourage the
incorporation of LEEDS requirements into the occupied Office Warehouse complex but it is
inconsistent with application in many other areas.

Request: Amend sections to apply only to normally occupied areas only.

Comment: Section 8.2 parking / Loading requirements are unclear for this facility. Only
authorized visitors will be allowed on site.

Request: Redeveloper would propose providing parking consistent with 8.2 b being one
parking space for each employee (maximum shift) plus 10%. Additionally two handicapped
spaces will be provided. During special activities such as maintenance outages, segregated
construction parking is provided at the rear of the plant in designated gravel covered
laydown/parking areas for these short duration usage. These areas change from time to time
and are not visible to the public or authorized visitors.

Comment: Section 8.3 Landscape/Basin Design
Request:

e landscaping should only be required at the entrances and areas adjacent to normally
occupied buildings. Most buildings and other entrances would be impeded by the
presence of landscaping materials which are combustible and inconsistent with the
intended usage.

* Retention basins cannot be maintained as an amenity. Operations safety requirements
and Homeland security requirements prevent public access to the facility. Retention
basins will not be visible from the street or any other publically accessible area.

e Redeveloper intends to prove pleasing landscaping and architectural features where
visible to the public and in normally occupied areas of the Facility.
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9) Comment: In Section 11.5 “development will not disturb existing wetlands on site.” and
“developer must prove that the site is free of contamination prior to any construction on the
site.”

Request: These requirements need to be amended to accommodate the existing conditions of
the site and the following:

a. Developer will only disturb wetlands in accordance with regulations of the NJDEP and
USACOE. All required permits will be obtained prior to any modification or replacement
of existing wetlands in the Redevelopment Area.

b. Existing contamination shall be removed or contained in accordance with existing site
restrictions or modifications thereof obtained in accordance with the requirements of
the NJDEP and other authorized regulatory bodies. The developer is not required to
make the site contamination free.
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