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Petitioner, N

ew
 Jersey N

atural G
as C

om
pany (“Petitioner,” “N

JN
G

” or the “C
om

pany”), 

respectfully petitions the N
ew

 Jersey B
oard of Public U

tilities (the “B
oard” or “B

PU
”), pursuant to 

N
.J.S.A

. 40:55D
-19, as follow

s: 

1. 
N

JN
G

 appeals to the B
oard from

 a decision of the H
olm

del T
ow

nship Z
oning B

oard 

of A
djustm

ent denying the C
om

pany’s application for the construction of a proposed regulator station 

(the “R
egulator Station” or “Facility”) along H

olm
del R

oad in H
olm

del T
ow

nship (“H
olm

del”).  T
he 

C
om

pany respectfully requests, pursuant to N
.J.S.A

. 40:55D
-19 and N

.J.S.A
. 48:2-23, that the B

oard 

(a) determ
ine that the construction of the Facility for the benefit of the residents of H

olm
del and 

neighboring m
unicipalities in M

onm
outh C

ounty, as m
ore fully described herein, is necessary to 

m
aintain system

 integrity and reliability and reasonably necessary for the service, convenience or 

w
elfare of the public, and that no alternative site or sites are reasonably available to achieve an 

equivalent public benefit; and (b) issue an order that the zoning, site plan review
 and all other 

M
unicipal L

and U
se O

rdinances or R
egulations prom

ulgated under the auspices of T
itle 40 of the 

N
ew

 Jersey S
tatutes and the M

unicipal L
and U

se L
aw

 of the S
tate of N

ew
 Jersey (the “M

L
U

L
”) 

shall not apply to the proposed F
acility.   
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I. 
B

A
C

K
G

R
O

U
N

D
 

2. 
N

JN
G

 is a corporation duly organized under the law
s of the State of N

ew
 Jersey, and 

is a public utility engaged in the transportation and distribution of natural gas, and thereby subject to 

the jurisdiction of the B
oard, w

ith a principal business office located at 1415 W
yckoff R

oad, W
all, 

N
ew

 Jersey 07719.  A
s a local natural gas distribution com

pany, N
JN

G
 provides regulated retail 

natural gas service to approxim
ately 523,000 custom

ers in M
onm

outh and O
cean counties, as w

ell as 

portions of B
urlington, M

iddlesex and M
orris counties. 

3. 
C

om
m

unications and correspondence relating to this filing should be sent to: 

M
ark R

. S
perduto 

S
enior V

ice P
resident – R

egulatory A
ffairs 

N
ew

 Jersey N
atural G

as C
om

pany 
1415 W

yckoff R
oad 

W
all, N

ew
 Jersey 07719 

(732) 938-1214 
m

sperduto@
N

JN
G

.com
 

 A
ndrew

 K
. D

em
bia, E

sq. 
R

egulatory A
ffairs C

ounsel 
N

ew
 Jersey N

atural G
as C

om
pany 

1415 W
yckoff R

oad 
W

all, N
ew

 Jersey 07719 
732-938-1073 
adem

bia@
N

JN
G

.com
 

 
4. 

T
his Petition is accom

panied by the proposed Facility inform
ation and the follow

ing 

E
xhibits, w

hich are attached hereto and m
ade part of this Petition:  

E
xh. P-1 - 

 D
irect 

T
estim

ony 
of 

K
raig 

Sanders 
(N

eed and System
 R

eliability)  

E
xh. P-2 - 

D
irect T

estim
ony of M

arc Panaccione 
(C

onstruction and D
esign, Site location 

and A
lternatives) 

 
E

xh. P-3 - 

 

M
ap of H

olm
del identifying location of 

transm
ission line as w

ell as Z
oning &

 
environm

ental restrictions 
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E
xh. P-4 - 

Facility Site Plan 

E
xh. P-5 - 

 

T
runcated 

T
ranscript 

of 
H

olm
del 

Z
oning B

oard of A
djustm

ent – Final 
vote (D

ecem
ber 7, 2016) 

5. 
N

JN
G

 has served notice and a copy of this filing, together w
ith a copy of the 

annexed E
xhibits being filed herew

ith, upon those individuals identified in the attached service 

list, including the D
irector, D

ivision of R
ate C

ounsel, the D
irector, D

ivision of L
aw

 – O
ffice of 

the A
ttorney G

eneral, and the C
lerk of H

olm
del T

ow
nship. 

6. 
A

s a natural gas “public utility” as that term
 is defined in N

.J.S.A
. 48:2-13, N

JN
G

 is 

subject to regulation by the B
oard for the purpose of assuring that it provides safe, adequate and proper 

natural gas service to its custom
ers pursuant to N

.J.S.A
. 48:2-23.  A

s a result, the C
om

pany is 

obligated to, and does, m
aintain its public utility infrastructure in such condition as to enable it to 

m
eet its regulatory obligations to provide the requisite service.  T

hat infrastructure consists of the 

property, plant, facilities and equipm
ent w

ithin N
JN

G
’s natural gas distribution and transm

ission 

system
 throughout its service territory. 

7. 
N

JN
G

 is com
m

itted to providing safe, adequate and proper service in accordance w
ith 

N
.J.S.A

. 48:2-23.  C
onsistent w

ith industry practice and its ordinary capital spending planning cycle, 

N
JN

G
 engages continuously in the construction, operation and m

aintenance of its public utility 

infrastructure, including the property, plant, facilities and equipm
ent that com

prise the natural gas 

distribution 
and 

transm
ission 

system
 

utilized 
to 

serve 
the 

approxim
ately 

523,000 
custom

ers 

throughout the N
JN

G
 service territory.  T

his effort includes the replacem
ent, reinforcem

ent and 

expansion of the C
om

pany’s infrastructure, (i.e., its property, plant, facilities and equipm
ent) to 

m
aintain the reliability of its distribution and transm

ission system
 and to ensure the continuation of 

safe, adequate and proper service. 
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8. 
In furtherance of its com

m
itm

ent to m
aintain the reliability and safety of its 

transm
ission and distribution system

, N
JN

G
 seeks w

ith this Petition B
oard authorization pursuant to 

N
.J.S

.A
. 40:55D

-19, and thus requests that the B
oard determ

ine that the construction and 

installation of the proposed F
acility is reasonably necessary for the service, convenience or w

elfare 

of the public, and that no alternative site or sites are reasonably available to achieve an equivalent 

public benefit.  A
s dem

onstrated below
 and in the accom

panying testim
ony and exhibits, the 

F
acility is required in order to m

aintain the integrity and reliability of N
JN

G
’s local distribution 

system
 because it w

ill allow
 the C

om
pany to reliably and safely achieve the significant reduction 

in gas pressure (a change of m
ore than 600 pounds per square inch gauge (“psig”)) from

 the 

transm
ission system

 in H
olm

del to the distribution system
 that ultim

ately delivers gas to custom
ers 

in H
olm

del and surrounding m
unicipalities.  T

he design of the R
egulator S

tation—
particularly, an 

accom
panying above-ground heating unit—

w
ill prevent the regulators and associated facilities at 

the R
egulator S

tation from
 freezing and becom

ing encased in thick ice, a condition that can result 

in a loss of service to the local distribution system
. 

II. 
H

O
L

M
D

E
L

 R
E

G
U

L
A

T
O

R
 S

T
A

T
IO

N
 F

A
C

IL
IT

Y
 D

E
S

C
R

IP
T

IO
N

 

9. 
T

he R
egulator Station is a natural gas pressure reduction facility that w

ill consist of a 

filter, heater, tw
o regulator runs and associated piping.  T

he R
egulator S

tation w
ill have dual 

regulator runs to better ensure the reliability, safety and adequacy of gas delivery to N
JN

G
’s 

custom
ers.  T

he redundancy of regulator runs is an industry best practice em
ployed to m

anage 

risk; if one run is deactivated for m
aintenance or fails due to an equipm

ent m
alfunction, the second 

run w
ill continue operating in order to seam

lessly m
aintain system

 pressure and delivery of natural 

gas, thereby avoiding any service interruption.  T
he F

acility w
ill be constructed in full accordance 
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w
ith N

.J.A
.C

. 14:7 and the F
ederal R

egulations for the T
ransportation of N

atural and O
ther G

as 

by P
ipeline, P

art 192, T
itle 49 of the C

ode of F
ederal R

egulations.  

10. 
T

he F
acility w

ill be located w
ithin an easem

ent on private property.  S
pecifically, 

it w
ill occupy an easem

ent area of approxim
ately 100 feet-by-85 feet on a parcel of land located 

on B
lock 13, L

ot 14 in H
olm

del (the “P
roposed S

ite”).  T
he street address for the P

roposed S
ite is 

970 H
olm

del R
oad, H

olm
del, N

ew
 Jersey, w

here C
ornerstone P

ow
er H

olm
del (“C

ornerstone”) 

operates a solar farm
; the R

egulator S
tation w

ill be situated on a sm
all section of the property 

betw
een the solar farm

 and H
olm

del R
oad on w

hich no solar panels are located.  T
he location and 

design of the F
acility are m

ore fully described in E
xhibits P-1, P

-2, P
-3 and P

-4 attached hereto. 

III. 
N

E
E

D
 F

O
R

 T
H

E
 H

O
L

M
D

E
L

 R
E

G
U

L
A

T
O

R
 S

T
A

T
IO

N
 F

A
C

IL
IT

Y
 

11. 
A

s m
ore fully described in the accom

panying testim
ony of K

raig S
anders (E

xhibit 

P
-1), the operational need for the R

egulator Station arises from
 N

JN
G

’s 2012 upgrade of the 

transm
ission line in H

olm
del.  S

pecifically, in 2012, as part of its efforts to continually upgrade 

and m
odernize its system

, N
JN

G
 replaced the existing transm

ission line located in H
olm

del due 

to its age and to com
ply w

ith federal pipeline integrity requirem
ents. T

he upgraded transm
ission 

line has a m
axim

um
 allow

able operating pressure (“M
A

O
P

”) of 722 psig.   

12. 
T

he new
ly upgraded transm

ission system
 connects to N

JN
G

’s local distribution 

system
, w

hich operates at approxim
ately 100 psig.  T

he R
egulator S

tation is needed to adequately, 

safely and reliably accom
plish the m

ore than 600 psig reduction in gas pressure betw
een the 

transm
ission system

 and the distribution system
, so that pressure is reduced for the safe and 

efficient delivery of gas to N
JN

G
’s local custom

ers. 

13. 
C

ritically, the R
egulator S

tation w
ill be equipped w

ith an aboveground natural-gas 

fueled heating unit designed to pre-heat the natural gas traveling through the regulators connecting 
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the transm
ission system

 to the distribution system
.  T

his heating unit is an essential com
ponent of 

the R
egulator S

tation because of the 600 psig pressure reduction that w
ill take place betw

een the 

transm
ission system

 and the distribution system
.  S

pecifically, due to the therm
odynam

ic principle 

know
n 

as 
the 

Joule-T
hom

son 
E

ffect, 
that 

significant 
pressure 

reduction 
w

ill 
result 

in 
an 

approxim
ately 40 degree F

ahrenheit decrease in the tem
perature of the natural gas flow

ing through 

the regulators.  (F
or every 14.7 psig reduction, the tem

perature of natural gas drops one degree 

F
ahrenheit.) 

14. 
S

uch a tem
perature change w

ill result in gas tem
peratures w

ell below
 freezing, 

especially during the w
inter m

onths, because gas w
ithin a pipeline typically travels at the 

tem
perature of the surrounding ground.  F

or exam
ple, in w

inter—
w

hen the average ground 

tem
perature in N

ew
 Jersey is slightly below

 40 degrees F
ahrenheit, and possibly colder—

gas w
ill 

flow
 into the R

egulator S
tation at that tem

perature, and as a result of the 600 psig reduction, w
ill 

drop to 0 degrees F
ahrenheit or low

er (absent a heater).   

15. 
W

ithout a heating unit, that drastic tem
perature reduction w

ill cause significant 

am
ounts of ice to form

 on the regulators and other instrum
entation that control the flow

 and 

pressure of natural gas in N
JN

G
’s system

.  S
uch ice casing can easily reach a thickness of m

ore 

than tw
elve inches, and possibly even tw

enty-four inches.  T
his icing effect occurs not just in the 

w
inter m

onths, but rather throughout the year; because the average ground tem
perature in the 

sum
m

er is approxim
ately 55 degrees F

ahrenheit, a forty degree tem
perature drop w

ould still result 

in sub-zero gas tem
peratures and icing around the regulator equipm

ent, even during those w
arm

er 

m
onths.  S

uch significant ice encasing can cause the regulator equipm
ent to m

alfunction or to 

cease operating entirely, w
hich can cause dam

age to the equipm
ent and result in loss of service to 

som
e or all of the m

any N
JN

G
 custom

ers serviced by the subject regulator station.  In extrem
e 
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cases, ground m
oisture around the dow

nstream
 underground piping can freeze, causing upheaval 

of the surrounding area or roadw
ay. 

16. 
T

he loss of gas service to a segm
ent of H

olm
del could prove devastating to the 

affected custom
ers, especially in the w

inter w
hen heat and hot w

ater are critical.  If, for exam
ple, 

a regulator failure resulted in the loss of service to dozens or even a hundred hom
es, there w

ould 

be a significant delay in service restoration.  T
hat is because once gas service is interrupted, N

JN
G

 

cannot sim
ply flip a sw

itch to instantaneously turn service back on after the regulator is thaw
ed 

and repaired (a process that itself w
ould take som

e tim
e).  R

ather, before service could be restored, 

N
JN

G
 personnel w

ould have to visit each of the affected prem
ises to m

anually turn off the gas at 

each service line.  O
nce N

JN
G

 accom
plished that task, it could re-pressurize the gas m

ains, but 

w
ould have to return again to each individual affected property in order to turn the gas back on 

m
anually and re-light the pilot for each appliance and furnace.  If N

JN
G

 did otherw
ise—

if it sim
ply 

turned the gas back on en m
asse w

ithout visiting each property—
each prem

ises w
ith unlit pilot 

lights w
ould slow

ly fill up w
ith gas, w

hich could result in a dangerous, potentially, life-threatening 

condition.  If 50 or 100 houses lost service due to a regulator station failure, the restoration process 

could leave hom
es w

ithout heat for days, w
hich in the w

inter m
onths could lead to significant 

dam
age to hom

es (through freezing pipes, etc.) and/or the health and w
ell-being of residents. 

17. 
A

s is custom
ary in the industry, N

JN
G

 w
ill address the pressure-reduction icing 

effect at the R
egulator S

tation—
as it does at approxim

ately 35 other sim
ilar stations—

by pre-

heating the transm
ission-line natural gas w

ith a heater located at the R
egulator S

tation prior to the 

pressure reduction.  T
he heater w

ill allow
 N

JN
G

 to heat the natural gas to approxim
ately 80 to 90 

degrees F
ahrenheit, so the gas tem

perature after the pressure reduction stays above freezing, 

preventing ice from
 encasing the equipm

ent and ensuring reliable operation of the F
acility and the 
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local distribution system
.  F

or that reason, the heating unit is an extrem
ely im

portant com
ponent 

of the R
egulator S

tation and is critical to N
JN

G
’s ability to provide safe, adequate and reliable 

natural gas service to the residents of H
olm

del and the surrounding m
unicipalities. 

18. 
S

ince the 2012 H
olm

del transm
ission line upgrade, N

JN
G

 has been m
anaging the 

600 psig pressure reduction using a tem
porary regulator station at a different nearby location.  T

hat 

tem
porary station, how

ever, is not a long-term
 solution and m

ust be replaced because it does not 

and cannot include a heating unit (because of its size and location).  B
ecause the tem

porary 

regulator station does not have a heater, it experiences frequent incidents of severe icing, and thus 

requires 
close 

m
onitoring 

and 
frequenting 

thaw
ing, 

and 
presents 

a 
higher 

risk 
of 

service 

interruption
.   IV

. 
S

IT
E

 S
E

L
E

C
T

IO
N

 A
N

D
 A

L
T

E
R

N
A

T
IV

E
 S

IT
E

 A
N

A
L

Y
S

IS
 

19. 
O

ver the course of several years beginning in 2011, N
JN

G
 engaged in a laborious 

and detailed site selection and alternative site analysis (the “S
ite A

nalysis”) in an effort to find the 

m
ost suitable location for the F

acility that w
ould have a m

inim
al im

pact on H
olm

del and its 

residents.  A
s m

ore fully described in the accom
panying testim

ony of M
arc P

anaccione (E
xhibit 

P
-2), that analysis led N

JN
G

 to conclude that (a) the P
roposed S

ite is the m
ost suitable location 

for the F
acility; and (b) no alternative site or sites are reasonably available to achieve an equivalent 

public benefit.   

20. 
A

s an initial m
atter, several siting constraints guided and inform

ed the Site 

A
nalysis, and ultim

ately lim
ited the available site options.  F

irst, for the reasons set forth in M
arc 

P
anaccione’s testim

ony (E
xhibit P-2), it w

as extrem
ely im

portant from
 an operational and 

engineering standpoint to locate the R
egulator S

tation as close as possible to the southern end of 

the H
olm

del transm
ission line (w

here the line begins at the intersection of N
ew

m
an S

prings R
oad 
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and H
olm

del R
oad).  S

econd, the site had to be large enough to accom
m

odate all of the F
acility’s 

related equipm
ent (m

ost notably, the heating unit).  T
hird, the R

egulator Station should be located 

in close proxim
ity to the transm

ission line for efficiency and security reasons.  F
ourth, there are 

several types of properties that N
JN

G
 either avoids or cannot use for its gas delivery facilities.  

M
ost significantly, N

JN
G

 m
akes every effort to avoid residential areas, and instead focuses on 

properties w
ith com

m
ercial, industrial or utility zoning.  T

he C
om

pany likew
ise avoids w

etlands 

and low
 lying areas because they present a heightened risk of flooding and, m

ore im
portantly, 

freezing during the w
inter m

onths.  F
urther, N

JN
G

 looks for sites w
ith no environm

ental or 

contam
ination issues, and prefers sites w

ith little or no required tree clearing to further m
inim

ize 

any environm
ental im

pact.  A
nd, again to m

inim
ize any environm

ental im
pact, N

JN
G

 prefers to 

build its facilities on already developed land, as it typically only requires a relatively sm
all parcel.  

A
lso, N

JN
G

 is prohibited from
 locating its facilities on F

arm
land P

reserved properties under any 

circum
stances, and on properties purchased w

ith G
reen A

cres funding w
ithout first getting difficult 

to obtain authorization from
 the S

tate.    

21. 
W

ith those restrictions in m
ind, N

JN
G

’s S
ite A

nalysis focused on determ
ining the 

m
ost operationally suitable location that w

ould enable N
JN

G
 to im

prove and reinforce existing 

service reliability w
ith m

inim
al im

pact to the surrounding properties.  T
o that end, N

JN
G

’s site 

review
 and analysis considered potential im

pacts of each possible site from
 several perspectives: 

(1) im
pacts to residential areas; (2) existing environm

ental conditions; and (3) engineering 

considerations.  P
otential properties located in residential neighborhoods and/or close to other 

com
m

unity-valued buildings (e.g. schools) w
ere disqualified from

 consideration, because the 

F
acility 

w
ould 

not 
typically 

be 
perm

itted 
on 

those 
properties 

due 
to 

local 
com

m
unity 

discontentm
ent and restrictions under H

olm
del zoning ordinances.  E

xisting environm
ental 
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conditions—
e.g., tree clearing, w

etlands, contam
inated sites, P

reserved F
arm

land and G
reen A

cres 

habitats—
w

ere also relevant factors; N
JN

G
 avoided potential sites that had one or m

ore of those 

environm
ental conditions.  F

inally, N
JN

G
’s engineering considerations included the im

portance 

of a location at the southern end of the transm
ission line; m

inim
ization of the F

acility’s distance 

to the transm
ission line; adequacy of the property’s size; sufficient access for inspection, 

m
aintenance and repair; property elevation levels; and security. 

22. 
A

s part of its S
ite A

nalysis, N
JN

G
 exam

ined the entire transm
ission line corridor 

betw
een R

oute 35 (at the northern end) and N
ew

m
an S

prings R
oad (at the southern end) for 

potential locations, even though it is im
portant to locate the R

egulator S
tation as far south along 

the line as possible.  T
hat exam

ination is set forth at length in M
arc P

anaccione’s testim
ony 

(E
xhibit P

-2).  A
s that testim

ony m
akes clear, N

JN
G

’s in-depth analysis of every property along 

the H
olm

del transm
ission line corridor yielded very few

 possibly suitable locations for the 

R
egulator S

tation.  In fact, in addition to the P
roposed S

ite, N
JN

G
 identified just four possible 

alternatives (and even three of those sites w
ere far less than ideal, given their northern locations 

and/or residential zoning).  

23. 
A

s M
arc P

anaccione details in his testim
ony, none of those four alternative sites 

proved to be viable, for various reasons.  T
he first tw

o alternatives on S
outh L

aurel A
venue (near 

a property occupied by A
T

&
T

) proved unw
orkable because the landow

ner, S
teiner E

quities, 

refused N
JN

G
’s easem

ent requests.  In any event, those properties w
ere far less suitable than the 

P
roposed S

ite, given their location at the northern end of the transm
ission line corridor and their 

residential zoning.  M
oreover, an appraisal revealed that the third possible alternative—

property 

on H
olland R

oad ow
ned by M

onm
outh C

ounty—
w

as unusable because it w
as purchased w

ith 

G
reen A

cres funding.  T
hat property is also farther north than is operationally optim

al.  M
ost 
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significantly, N
JN

G
 w

as unable to utilize the fourth alternative site because the tenant on that 

property, 
V

onage, 
refused 

to 
grant 

N
JN

G
 

an 
easem

ent 
after 

extensive, 
tim

e-consum
ing 

negotiations, thereby taking that property off the table as a viable alternative.  A
s a result, N

JN
G

 

w
as left w

ith only one possible location for the R
egulator S

tation: the P
roposed S

ite. 

24. 
In any event, the P

roposed S
ite is the m

ost suitable location for the R
egulator 

S
tation.  T

he S
ite is of sufficient size, presents a natural fit to co-locate N

JN
G

’s station w
ith 

another energy com
pany’s facility (the C

ornerstone solar farm
), and allow

s N
JN

G
 to locate the 

F
acility adjacent to the transm

ission line.  S
ignificantly, the site is located at the southern end of 

N
JN

G
’s H

olm
del transm

ission line, w
hich w

ill m
inim

ize the risk of custom
er exposure to outages.  

M
oreover, the zoning for the site is non-residential and conditionally perm

its public utilities.  

T
here are no environm

ental constraints that w
ould im

pact the developm
ent of a regulator station 

at this site.  T
he site is not encum

bered w
ith G

reen A
cres restrictions.  T

here are no low
 elevations 

in the easem
ent area, and thus no flooding concerns, and N

JN
G

 is not required to clear a significant 

num
ber of trees.  M

oreover, N
JN

G
 successfully obtained an easem

ent from
 the relevant parties. 

25. 
In sum

, based on the Site A
nalysis (as sum

m
arized above and detailed in the 

testim
ony of M

arc P
anaccione (E

xhibit P
-2)), the location best suited for the F

acility is the 

P
roposed S

ite.  T
hat location results in the least com

bined im
pacts to residential areas and the 

environm
ent, w

hile offering a feasible, and indeed preferable, engineering design.  M
oreover, 

N
JN

G
’s alternative site analysis establishes that there are no reasonably available alternative sites 

for the R
egulator S

tation that w
ill achieve an equivalent public benefit.  

V
. 

JU
R
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D

IC
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26. 
H

olm
del’s land use ordinances and regulations perm

it, under certain circum
stances, 

the installation and operation of public utility facilities, public service infrastructure, public 
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purpose uses and public im
provem

ents.  In som
e instances, as is the case w

ith the Facility, site 

plan review
 is required—

or m
ay be w

aived—
by the local zoning authorities.  In other w

ords, the 

F
acility generally and/or certain elem

ents of it are subject to and require local zoning site plan 

approval.  T
he M

unicipal L
and U

se ordinances, Site Plan R
eview

 ordinances and other ordinances 

and regulations applicable to and affecting the P
roposed S

ite, on w
hich the R

egulator S
tation w

ill 

be constructed and operated, have been enacted pursuant to the authority of the M
L

U
L

, N
.J.S

.A
. 

40:55D
-1 et seq. 

27. 
O

n M
arch 17, 2015, N

JN
G

 filed an application w
ith the H

olm
del Z

oning B
oard of 

A
djustm

ent (the “Z
oning B

oard”), requesting S
ite P

lan A
pproval, “C

” and “D
” variances, and 

C
onditional U

se approval.   S
pecifically, N

JN
G

 sought variances (a) to construct the R
egulator 

S
tation as an additional principal use on the P

roposed S
ite; (b) to construct the R

egulator S
tation 

w
ithin the buffer required betw

een a non-residential use and residential zone (a 384.25 feet buffer 

is required, but N
JN

G
 proposes a buffer of 89.78 feet); and (c) to install an eight-foot high fence 

w
ith w

ooden slats in the front, side and rear yard of the F
acility (only eight-foot high open w

ire 

fencing is perm
itted).   N

JN
G

 also requested (a) relief from
 tw

o conditions of the Z
oning B

oard’s 

prior resolution approving the C
ornerstone solar farm

; (b) variances for N
JN

G
’s proposed sign 

and drivew
ay access w

idth (to the extent the Z
oning B

oard deem
ed such variances necessary); and 

(c) several design w
aivers.  

28. 
Im

portantly, the P
roposed S

ite is located in the O
L

-2 zone.  A
s a result, the 

proposed F
acility is a conditionally perm

itted public utility use under H
olm

del’s m
unicipal zoning 

ordinances.  T
he C

om
pany dem

onstrated before the Z
oning B

oard that this public utility use is 

both appropriate for the property and for the O
L

-2 zone.  A
s set forth in its application and as 

dem
onstrated at the num

erous Z
oning B

oard hearings, the F
acility is an inherently beneficial use.  
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N
JN

G
 further dem

onstrated before the Z
oning B

oard the suitability of the P
roposed S

ite and that 

there are no reasonable alternative sites available, even though it had no obligation to do so 

(because the F
acility is an inherently beneficial use). 

29. 
 T

he first H
olm

del Z
oning B

oard hearing on N
JN

G
’s application took place on 

F
ebruary 3, 2016, follow

ed by an onsite inspection of the Proposed S
ite on F

ebruary 27, 2016.  Six 

subsequent hearings w
ere conducted on M

arch 2, M
ay 18, July 20, A

ugust 17, S
eptem

ber 21 and 

D
ecem

ber 7, 2016.  D
uring those seven hearings, the C

om
pany presented volum

inous testim
ony 

from
 six w

itnesses (nearly all of w
hom

 testified and/or answ
ered B

oard and public questions on 

m
ultiple occasions).  T

w
o w

itnesses—
M

r. K
raig S

anders and M
r. M

arc P
anaccione—

are N
JN

G
 

em
ployees directly involved in the design, construction and operation of the proposed F

acility 

and/or the S
ite A

nalysis.  T
he four other w

itnesses w
ere independent outside experts in the fields 

of engineering, landscape architecture, noise im
pacts and planning.  

30. 
N

JN
G

 m
ade significant adjustm

ents to its original site plan based on com
m

ents and 

concerns raised by the Z
oning B

oard and m
em

bers of the public during the num
erous hearings.  

F
or exam

ple, based on concerns regarding the possibility of vehicular collision w
ith the F

acility 

(an extrem
ely unlikely event), N

JN
G

 proposed to expand an earthen berm
 to surround the front 

and tw
o sides of the property, install bollards and a N

ew
 Jersey D

epartm
ent of T

ransportation 

(“N
JD

O
T

”) com
pliant guardrail.  A

lso based on concerns raised during the Z
oning B

oard hearings, 

N
JN

G
 proposed to (i) install bollards and a N

JD
O

T
-com

pliant guardrail; (ii) expand an earthen 

berm
 w

ith a retaining w
all to surround the front and tw

o sides of the property, w
hich w

ould 

significantly increase the height of the proposed landscaping; and (ii) low
er the ground level of 

the F
acility in order to reduce, if not com

pletely rem
ove, any visual im

pacts to the surrounding 

hom
eow

ners. 
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31. 
A

fter ten m
onths of extensive hearings at w

hich N
JN

G
’s counsel and w

itnesses 

labored to answ
er every question and concern raised by the B

oard and the public, the Z
oning B

oard 

denied N
JN

G
’s application on D

ecem
ber 7, 2016.  S

urprisingly, six of the seven voting B
oard 

m
em

bers acknow
ledged that N

JN
G

 had established that the F
acility is an inherently beneficial use, 

but yet the B
oard nonetheless voted to deny the C

om
pany’s application (by a vote of six to one).  

(E
xhibit P

-5.)   

32. 
A

s a result, pursuant to N
.J.S

.A
. 40:55D

-19, the C
om

pany appeals the Z
oning 

B
oard’s decision, thereby seeking B

oard approval of the proposed Facility and an order that the 

zoning, 
site 

plan 
review

 
and 

all 
other 

M
unicipal 

L
and 

U
se 

O
rdinances 

and 
R

egulations 

prom
ulgated under the auspices of the M

L
U

L
 shall not apply to the R

egulator S
tation.   

33. 
N

.J.S
.A

. 40:55D
-19 provides in pertinent part as follow

s: 

If a public utility, as defined in [N
.J.S

.A
.] 48:2-13 . . . is aggrieved 

by the action of a m
unicipal agency through said agency’s exercise 

of its pow
ers under this act, w

ith respect to any action in w
hich the 

public utility or electric pow
er generator has an interest, an appeal 

to the B
oard of P

ublic U
tilities of the S

tate of N
ew

 Jersey m
ay be 

taken 
w

ithin 
35 

days 
after 

such 
action 

w
ithout 

appeal 
to 

the 
m

unicipal governing body pursuant to section 8 of this act unless 
such public utility or electric pow

er generator so chooses. . . .  A
 

hearing on the appeal of a public utility to the B
oard of P

ublic 
U

tilities shall be had on notice to the agency from
 w

hich the appeal 
is taken and to all parties prim

arily concerned, all of w
hom

 shall be 
afforded an opportunity to be heard.  If, after su

ch
 h

earin
g, th

e 
B

oard of P
u

blic U
tilities sh

all find th
at th

e presen
t or proposed 

u
se by th

e pu
blic u

tility or electric pow
er gen

erator of the lan
d 

described in
 th

e petition is n
ecessary for th

e service, con
venien

ce 
or w

elfare of th
e pu

blic, including, but not lim
ited to, in the case of 

an electric pow
er generator, a finding by the board that the present 

or proposed use of the land is necessary to m
aintain reliable electric 

or natural gas supply service for the general public and th
at n

o 
altern

ative site or sites are reason
ably available to ach

ieve an
 

equ
ivalent 

pu
blic 

ben
efit, 

the 
public 

utility 
or 

electric 
pow

er 
generator m

ay proceed in accordance w
ith such decision of the 

B
oard of P

ublic U
tilities, any ordinance or regulation m

ade under 
the authority of this act notw

ithstanding. 
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34. 
T

he A
ppellate D

ivision first interpreted the “necessary for the service, convenience 

of w
elfare of the public” standard (as set forth in a predecessor statute) in In re H

ackensack W
ater 

C
o., 41 N

.J. S
uper. 408 (A

pp. D
iv. 1956).  In H

ackensack W
ater, the A

ppellate D
ivision concluded 

that the legislative intent w
as to em

pow
er the B

P
U

 to approve projects that are in the public 

interest, even w
hen those projects conflict w

ith local interests as “expressed through prohibiting 

provisions of a m
unicipal zoning ordinance.”  Id. at 419-20.  T

he A
ppellate D

ivision explained 

that w
hile m

unicipal ordinances are im
portant to the public w

elfare, “such regulation is basically 

from
 the local aspect for a local public purpose,” and “the legislative intent is clear that such local 

regulation, how
ever beneficent and im

portant, is of secondary im
portance to the broader public 

interest involved in assuring adequate [] service to a m
uch larger area.”  Id. at 423.   

35. 
In P

etition of M
onm

outh C
onsol. W

ater C
o., 47 N

.J. 251 (1966), the N
ew

 Jersey 

S
uprem

e C
ourt sum

m
arized the policies underlying the standard set forth in N

.J.S
.A

. 40:55D
-19 

(again in the context of the predecessor statute) as follow
s: 

In 
enacting 

this 
section 

the 
L

egislature 
recognized 

that 
local 

m
unicipal authorities are ill-equipped to com

prehend adequately the 
needs of the actual and potential users of the utility’s services 
beyond as w

ell as w
ithin their territorial lim

its.  T
he law

m
akers 

knew
 that if the zoning pow

er of a m
unicipality w

ere param
ount, it 

w
ould probably be exercised w

ith an eye tow
ard the local situation 

and w
ithout consideration for the best interests of the consum

ers at 
large in other com

m
unities w

hose convenience and necessity require 
service.  T

he exem
ption [from

 local zoning regulation] also signifies 
an aw

areness that if the local authorities w
ere suprem

e the B
oard of 

P
ublic U

tility C
om

m
issioners could not com

pel a utility to provide 
adequate service if the zoning ordinance conflicted w

ith the need for 
expansion or extension of its facilities w

ithin the m
unicipality.   

Id. at 258. 

36. 
S

oon after H
ackensack W

ater, the N
ew

 Jersey S
uprem

e C
ourt, in In re P

ublic 

S
ervice E

lectric &
 G

as C
o., 35 N

.J. 358 (1961) (“P
S

E
&

G
”), announced a series of guiding 
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principles for application of the standard set forth in N
.J.S

.A
. 40:55D

-19. 1  F
irst, the S

uprem
e 

C
ourt held that “[t]he statutory phrase, ‘for the service, convenience and w

elfare of the public’ 

refers to th
e w

h
ole ‘pu

blic’ served by th
e u

tility and not the lim
ited local group benefited by the 

zoning ordinance.”  P
S

E
&

G
, 35 N

.J. at 376-77 (em
phasis added).  S

econd, the C
ourt held that 

“[t]he utility m
ust show

 that the proposed use is reasonably, not absolutely or indispensably, 

necessary for public service, convenience and w
elfare at som

e location.”  Id. at 377.  T
hird, “[i]t 

is the ‘situation,’ i.e., the particular site or location . . . w
hich m

ust be found ‘reasonably necessary,’ 

so the B
oard m

ust consider the com
m

unity zone plan and zoning ordinance, as w
ell as the physical 

characteristics of the plot involved and the surrounding neighborhood, and the effect of the 

proposed use thereon.”  Id.  F
ourth, “[a]lternative sites or m

ethods and their com
parative 

advantages and disadvantages to all interests involved, including cost, m
ust be considered in 

determ
ining such reasonable necessity.”  Id.  F

ifth, “[t]he B
oard’s obligation is to w

eigh all 

interests and factors in the light of the entire factual picture and adjudicate the existence or non-

existence of reasonable necessity therefrom
,” and, “[i]f the balance is equal, the utility is entitled 

to the preference, because the legislative intent is clear that the broad public interest to be served 

is greater than local considerations.”  Id. 

37. 
In sum

, to obtain an order from
 the B

oard exem
pting a project from

 local zoning 

ordinances and regulations, a public utility m
ust dem

onstrate tw
o things.  F

irst, the public utility 

m
ust dem

onstrate that the proposed project is reasonably—
but not absolutely or indispensably—

necessary for the service, convenience or w
elfare of the entire public served by the public utility, 

taking into account the affected m
unicipalities’ zone plans and zoning ordinances and the physical 

                                                            
1 T

he A
ppellate D

ivision has held that w
hile H

ackensack W
ater and P

S
E

&
G

 analyzed a predecessor statute, the 
holdings and principles announced in those cases are applicable to N

.J.S
.A

. 40:55D
-19, w

hich contains the sam
e 

standard.  In re P
ublic S

erv. E
lec., 2013 N

.J. S
uper. U

npub. L
E

X
IS

 304 at *25-26. 
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characteristics of the affected land and surrounding neighborhood (and the effect of the proposed 

use on that land and neighborhood).  S
econ

d
, the public utility m

ust dem
onstrate that the site, 

m
ethod or route chosen for the proposed project is the best available, and thus its use is reasonably 

necessary, based on consideration of alternative sites, m
ethods and routes and their com

parative 

advantages and disadvantages to all interests involved, including costs.   

38. 
H

ere, N
JN

G
 has presented overw

helm
ing evidence on this P

etition establishing 

both of these requirem
ents. 

V
I. 

R
E

A
S

O
N

A
B

L
E

 N
E

C
E

S
S

IT
Y

 A
N

D
 B

E
S

T
 A

V
A

IL
A

B
L

E
 S

IT
E

 

39. 
A

s dem
onstrated above and in the accom

panying testim
onies (particularly that of 

K
raig S

anders), the F
acility is required in order to m

aintain the integrity and reliability of N
JN

G
’s 

local distribution system
 because it w

ill allow
 the C

om
pany to reliably, efficiently and safely 

achieve the 600 psig reduction in gas pressure betw
een the upgraded transm

ission system
 in 

H
olm

del and the local distribution system
, w

hich serves custom
ers in H

olm
del and surrounding 

m
unicipalities.  T

he design of the R
egulator S

tation—
m

ost im
portantly, the above-ground heating 

unit—
w

ill prevent the regulators and associated equipm
ent at the F

acility from
 becom

ing encased 

in thick ice, w
hich could w

ell result in a harm
ful loss of service to the custom

ers served by the 

local distribution system
.  T

he present configuration of N
JN

G
’s delivery apparatus does not 

adequately accom
plish this goal because, inter alia, the tem

porary regulator being used as a stop 

gap does not em
ploy and cannot accom

m
odate a heater.  A

s a result, N
JN

G
 has dem

onstrated that 

the proposed F
acility is reasonably necessary for the service, convenience or w

elfare of the entire 

public served by the public utility. 

40. 
M

oreover, N
JN

G
 has presented significant evidence establishing that there are no 

reasonably available alternatives that could achieve an equivalent public benefit.  A
s detailed 
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above and in the evidence subm
itted on this application (particularly, the testim

ony of M
arc 

Panaccione), N
JN

G
 conducted a com

prehensive Site A
nalysis of every property along the H

olm
del 

transm
ission line corridor.  T

hat search yielded just four alternative properties, in addition to the 

P
roposed S

ite, that could even arguably have served as the location for the R
egulator S

tation 

(though several of them
 w

ere less than ideal).  F
or various reasons, none of those properties 

ultim
ately proved to be a viable option.   

41. 
In any event, N

JN
G

’s S
ite A

nalysis m
ade clear that the P

roposed S
ite is the m

ost 

appropriate available location for the R
egulator S

tation because it (a) is located at the southern end 

of N
JN

G
’s H

olm
del transm

ission line; (b) is of sufficient size; (c) is adjacent to the transm
ission 

line; (d) is non-residential and conditionally perm
its public utilities; (e)  presents no environm

ental 

constraints; (f) has no G
reen A

cres or F
arm

land P
reservation restrictions; (g) has no low

 elevation, 

w
etlands or flooding issues; (h) requires no tree clearing; and (i) presents an opportunity to co-

locate N
JN

G
’s station w

ith another energy com
pany’s existing facility.  M

oreover, N
JN

G
 w

as 

able to obtain an easem
ent to construct and operate the F

acility on the P
roposed S

ite.  In short, the 

record evidence dem
onstrates beyond dispute that the P

roposed S
ite is the best available location 

for the R
egulator F

acility, and thus its use is reasonably necessary, based on consideration of 

alternative sites, and their com
parative advantages and disadvantages to all interests involved, 

including costs. 

42. 
A

s a result, the B
oard should approve the construction and operation of the 

R
egulator S

tation; determ
ine that the construction and operation of the R

egulator Station is necessary 

to m
aintain system

 integrity and reliability and reasonably necessary for the service, convenience 

or w
elfare of the public, and that no alternative site or sites are reasonably available to achieve an 

equivalent public benefit; and issue an order that the zoning, site plan review
 and all other 
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M
unicipal L

and U
se O

rdinances or R
egulations prom

ulgated under the M
L

U
L

 shall not apply to 

the R
egulator S

tation. 

V
II. 

O
T

H
E

R
 A

P
P

R
O

V
A

L
S

 

43. 
T

he C
om

pany has applied for and obtained a F
reehold S

oil E
rosion &

 S
edim

ent 

C
ontrol P

erm
it and approval from

 the M
onm

outh C
ounty P

lanning B
oard. 

44. 
A

 N
ew

 Jersey D
epartm

ent of E
nvironm

ental P
rotection (“D

E
P

”) A
ir P

erm
it is not 

required due to the insignificant source of em
issions.  A

lso, a D
E

P
 L

and U
se P

erm
it is not required 

due to the lim
ited scope of the F

acility and the absence of environm
entally sensitive features at the 

P
roposed S

ite. 

45. 
N

JN
G

 w
ill apply for a M

onm
outh C

ounty R
oad O

pening P
erm

it once the approval 

requested herein has been obtained from
 the B

oard. 

V
III. 

R
E

Q
U

E
S

T
 F

O
R

 E
X

P
E

D
IT

E
D

 R
E

L
IE

F
 

46. 
N

JN
G

 designed the F
acility to provide m

uch needed reliability and supply security 

to the residents of H
olm

del and surrounding m
unicipalities.  A

s a result, N
JN

G
 requests an 

expedited review
 of this P

etition to avoid any delays in the com
pletion of the R

egulator S
tation, 

so that it w
ill be operational by the 2017-2018 heating season. 

W
H

E
R

E
F

O
R

E
, N

ew
 Jersey N

atural G
as C

om
pany requests that the B

oard: 

(1) retain jurisdiction over this m
atter, designate a C

om
m

issioner as Presiding 

O
fficer, set a date for the subm

ission of M
otions to Intervene, establish an 

expedited hearing date and procedural schedule, and designate the tim
e and 

m
anner of notice and persons in interest to be given notice; 
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I. 
IN

T
R

O
D

U
C

T
IO

N
 

1 

Q
. 

P
lease state you

r n
am

e, affiliation
, b

u
sin

ess ad
d

ress an
d

 ed
u

cation
al b

ack
grou

n
d

. 
2 

A
. 

M
y nam

e is K
raig S

anders, and I am
 D

irector of P
ressure M

anagem
ent &

 T
ransm

ission 
3 

for N
ew

 Jersey N
atural G

as C
om

pany (the “C
om

pany” or “N
JN

G
”). M

y business address 
4 

is 1415 W
yckoff R

oad, W
all, N

ew
 Jersey 07719.  I have been em

ployed by the C
om

pany 
5 

for over 18 years.  I have a B
achelor’s D

egree in C
ivil E

ngineering and S
oftw

are 
6 

E
ngineering from

 S
tanford U

niversity. 
7 

Q
. 

P
lease d

escrib
e you

r resp
on

sib
ilities as D

irector of P
ressu

re M
an

agem
en

t &
 

8 

T
ran

sm
ission

 for N
JN

G
. 

9 

A
. 

I am
 responsible for the m

aintenance and operation of N
JN

G
’s m

etering and regulator 
10 

stations, as w
ell as the C

om
pany’s gas control center, w

hich rem
otely handles the 

11 

operations and control system
s for N

JN
G

’s entire delivery system
.  I am

 also responsible 
12 

for the m
aintenance and operations of N

JN
G

’s transm
ission facilities.   

13 

Q
. 

W
h

at is th
e p

u
rp

ose of you
r testim

on
y in

 th
is p

roceed
in

g? 
14 

A
. 

M
y testim

ony describes the need for N
JN

G
’s new

 regulator station (the “R
egulator 

15 

S
tation” or “F

acility”) in H
olm

del T
ow

nship (“H
olm

del”), as w
ell as N

JN
G

’s efforts to 
16 

ensure the safe, reliable and adequate delivery of natural gas to its custom
ers.   

17 

Q
. 

P
lease p

rovid
e an

 overall su
m

m
ary of th

e F
acility. 

18 

A
. 

A
s explained m

ore fully below
, the Facility is needed to support the reliability and integrity 

19 

of N
JN

G
’s local distribution system

, especially in H
olm

del and the surrounding areas, 
20 
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2 

because it w
ill allow

 the C
om

pany to drastically reduce the gas pressure (by m
ore than 600 

1 

pounds per square inch gauge (“psig”)) from
 the transm

ission system
 in H

olm
del to 

2 

N
JN

G
’s distribution system

 for delivery to custom
ers in H

olm
del and the surrounding 

3 

m
unicipalities. 

 
C

ritically, 
the 

design 
of 

the 
R

egulator 
S

tation—
particularly, 

an 
4 

aboveground heating unit—
w

ill prevent the regulators and associated equipm
ent from

 
5 

freezing and becom
ing encased in thick ice, w

hich can result in a loss of service to the local 
6 

distribution system
. 

7 

Q
. 

P
lease gen

erally explain
 th

e p
u

rp
ose, con

figu
ration

 an
d

 location
 of th

e F
acility. 

8 

A
. 

T
he R

egulator S
tation is a natural-gas pressure reduction facility.  It w

ill consist prim
arily 

9 

of underground gas piping w
ith one heating unit, one filter, one control box and tw

o 
10 

regulator runs, all of w
hich w

ill be located above-ground.  T
he R

egulator S
tation w

ill have 
11 

dual regulator runs to ensure the reliability and adequacy of gas delivery to N
JN

G
’s 

12 

custom
ers.  T

he redundancy of regulator runs is an industry best practice em
ployed to 

13 

m
anage risk; if one run is deactivated for m

aintenance or fails due to an equipm
ent 

14 

m
alfunction, the second run w

ill continue operating to seam
lessly m

aintain system
 pressure 

15 

and delivery of natural gas, thereby avoiding any system
 interruption.  T

he R
egulator 

16 

S
tation w

ill replace a tem
porary station at a nearby location that N

JN
G

 has been operating 
17 

since 2012 (w
hen it com

pleted an upgrade of the transm
ission system

 in H
olm

del).  It w
ill 

18 

occupy an easem
ent on a parcel of property located at 970 H

olm
del R

oad, H
olm

del, N
ew

 
19 

Jersey (B
lock 13, L

ot 14) (the “P
roposed S

ite”).   
20 

II. 
T

H
E

 N
JN

G
 D

E
L

IV
E

R
Y

 S
Y

S
T

E
M

 
21 

Q
. 

P
lease p

rovid
e an

 overview
 of N

JN
G

’s d
elivery system

. 
22 

A
. 

N
JN

G
 serves m

ore than 523,000 retail custom
ers in M

onm
outh, O

cean, M
orris, M

iddlesex 
23 

and B
urlington counties. N

JN
G

’s operations are separated into the N
orthern, B

ay, C
entral 

24 
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3 

and O
cean D

ivisions.  T
he C

om
pany operates a netw

ork of 227 m
iles of large diam

eter 
1 

transm
ission lines, approxim

ately 7,200 m
iles of distribution m

ains, and approxim
ately 

2 

473,400 service lines exceeding 7,100 m
iles in total length.  N

JN
G

’s distribution m
ains 

3 

range in diam
eter from

 1.25 to 16 inches.   
4 

T
he distribution system

 includes various other com
ponents and facilities, including 

5 

line valves, pressure-reducing regulators and m
eter stations.  N

JN
G

’s system
 also includes 

6 

tw
o liquefied natural gas peak shaving facilities that provide im

portant pressure support to 
7 

the local distribution system
.   

8 

T
he configuration of N

JN
G

’s system
 varies depending on a num

ber of factors, 
9 

including custom
er dem

and, population density and pipe vintage.  Som
e segm

ents of 
10 

N
JN

G
’s system

 operate at a m
axim

um
 allow

able operating pressure (“M
A

O
P

”) of 722 
11 

psig, w
hile others (e.g., distribution m

ains and service lines) operate at various low
er 

12 

pressures. N
JN

G
 designed the system

 based on engineering requirem
ents and design day 

13 

criteria in order to provide safe, adequate and reliable service to N
JN

G
 custom

ers 
14 

throughout the entire year.   
15 

Q
. 

P
lease d

escrib
e N

JN
G

’s op
erational goals an

d ob
jectives. 

16 

A
. 

T
he C

om
pany’s prim

ary operational goal is to provide safe and reliable service to its 
17 

custom
ers.  Indeed, safety and reliability are essential to the health and w

ell-being of the 
18 

residents and businesses in the com
m

unities N
JN

G
 serves, and thus of param

ount 
19 

im
portance to the N

JN
G

 em
ployees responsible for operating the system

.  R
eliability 

20 

requires planning to m
eet custom

er needs during cold w
eather w

hen dem
and is highest, as 

21 

w
ell as all other tim

es w
hen unplanned m

ajor storm
 events or system

 disruptions m
ay 

22 

occur.  T
his is essential because natural gas is a critical lifeline service, especially during 

23 
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4 

the w
inter.  Im

portantly, the C
om

pany strives to achieve the safe and reliable operation of 
1 

its system
 in an environm

entally responsible and efficient m
anner. 

2 

N
JN

G
 has several operational requirem

ents essential to m
eeting the above goals.  

3 

O
ne is vigilance in the ongoing repair and m

aintenance of existing infrastructure facilities.  
4 

A
 second is engineering, planning and constructing new

 facilities to provide operational 
5 

flexibility, including appropriate operating redundancies.  A
 third is the need to rehabilitate 

6 

or replace existing facilities to address aging infrastructure concerns and to m
eet enhanced 

7 

safety goals and regulatory requirem
ents.  In all aspects of its operations, the C

om
pany 

8 

continuously w
orks to im

prove its operations and to adopt the best practices of the gas 
9 

distribution industry. 
10 

Q
. 

D
oes N

JN
G

 con
tin

u
ally u

p
grad

e an
d

 m
od

ern
ize its system

? 
11 

A
. 

Y
es.  O

ver the last five years, the C
om

pany has invested m
ore than $800 m

illion in facility 
12 

enhancem
ents in order to ensure the safe and reliable operation of N

JN
G

’s natural-gas 
13 

delivery system
.  T

his w
ork included looping and back feed projects, reinforcem

ents, 
14 

replacem
ents, retirem

ents, rem
ote control valves, regulator stations and line inspection 

15 

projects.  S
uch capital expenditures to replace and upgrade system

 facilities occur under 
16 

norm
al capital planning, as w

ell as several accelerated infrastructure projects approved by 
17 

the B
oard of P

ublic U
tilities (“B

P
U

”) since 2009. 
18 

Q
. 

D
id

 th
e C

om
p

an
y recen

tly u
p

grad
e its tran

sm
ission

 lin
e in

 H
olm

d
el? 

19 

A
. 

Y
es. In 2012, as part of its efforts to continually upgrade and m

odernize its system
, 

20 

N
JN

G
 replaced the existing transm

ission line located in H
olm

del due to its age and to 
21 

com
ply w

ith federal pipeline integrity requirem
ents. T

he upgraded transm
ission line has 

22 

an M
A

O
P

 of 722 psig.  A
s a result of the 2012 installation of the upgraded transm

ission 
23 

line, there is a difference in gas pressure of m
ore than 600 psig betw

een N
JN

G
’s 

24 
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5 

transm
ission system

, w
hich transports large volum

es of gas over long distances at high 
1 

pressure (an M
A

O
P

 of 722 psig), and the local distribution system
, w

hich operates at 
2 

approxim
ately 100 psig.     

3 

III. 
N

E
E

D
 F

O
R

 T
H

E
 H

O
L

M
D

E
L

 R
E

G
U

L
A

T
O

R
 S

T
A

T
IO

N
 

4 

Q
. 

W
h

y is th
e R

egu
lator S

tation
 n

eeded
 w

ith
in

 th
e N

JN
G

 d
elivery system

? 
5 

A
. 

T
he need for the R

egulator S
tation stem

s from
 N

JN
G

’s 2012 upgrade to the new
 H

olm
del 

6 

transm
ission line.  S

pecifically, the R
egulator Station is needed to adequately, safely and 

7 

reliably accom
plish the m

ore than 600 psig reduction in gas pressure betw
een the 

8 

transm
ission system

 and the distribution system
, so that pressure is reduced for the safe 

9 

and efficient delivery of gas to N
JN

G
’s local custom

ers.  F
or the reasons set forth below

, 
10 

the tem
porary regulator station that is currently m

anaging the 600 psig pressure reduction 
11 

is an interim
 solution on w

hich N
JN

G
 cannot rely to ensure the adequate, reliable and 

12 

efficient delivery of natural gas on a long-term
 basis.  

13 

Q
. 

W
h

at oth
er eq

u
ip

m
en

t is n
ecessary to op

erate th
e R

egu
lator S

tation
 safely, efficien

tly 
14 

an
d

 reliab
ly?  

15 

A
. 

M
ost significantly, N

JN
G

 w
ill equip the R

egulator S
tation w

ith an aboveground natural-
16 

gas fueled heating unit designed to pre-heat the natural gas traveling through the regulators 
17 

connecting the transm
ission system

 to the distribution system
.  T

his heating unit is a critical 
18 

com
ponent of the R

egulator S
tation precisely because of the 600 psig pressure reduction 

19 

that w
ill take place from

 the transm
ission system

 to the distribution system
.  S

pecifically, 
20 

due to the therm
odynam

ic principle know
n as the Joule-T

hom
son E

ffect, that significant 
21 

pressure reduction w
ill result in an approxim

ately 40 degree F
ahrenheit decrease in the 

22 

tem
perature of the natural gas running through the regulators.  (F

or every 14.7 psig 
23 

reduction, the tem
perature of natural gas drops one degree F

ahrenheit.)   
24 
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S
uch a tem

perature change w
ill result in gas tem

peratures w
ell below

 freezing, 
1 

especially during the w
inter m

onths, because gas w
ithin a pipeline typically travels at the 

2 

tem
perature of the surrounding ground.  F

or exam
ple, in w

inter—
w

hen the average ground 
3 

tem
perature in N

ew
 Jersey is slightly below

 40 degrees F
ahrenheit, and possibly colder—

4 

gas w
ill flow

 into the R
egulator S

tation at that tem
perature, and as a result of the 600 psig 

5 

reduction, w
ill drop to 0 degrees F

ahrenheit or low
er (absent a heater).     

6 

W
ithout a heating unit, that drastic tem

perature reduction w
ill cause significant 

7 

am
ounts of ice to form

 on the regulators and other instrum
entation controlling the flow

 and 
8 

pressure of natural gas in N
JN

G
’s system

.  S
uch an ice casing can easily reach of a 

9 

thickness of m
ore than 12 inches, and possibly even 24 inches.  T

his icing effect occurs 
10 

not just in the w
inter m

onths, but rather throughout the year; because the average ground 
11 

tem
perature in the sum

m
er is approxim

ately 55 degrees F
ahrenheit, a forty degree 

12 

tem
perature drop w

ould result in sub-freezing gas tem
peratures and icing around the 

13 

regulator equipm
ent, even during those w

arm
 m

onths. 
14 

S
uch significant ice encasing can cause the regulator equipm

ent to m
alfunction or 

15 

to cease operating entirely, w
hich can cause dam

age to the equipm
ent itself and result in 

16 

the loss of service to som
e or all of the m

any N
JN

G
 custom

ers serviced by the subject 
17 

regulator station.  In extrem
e cases, ground m

oisture around the dow
nstream

 underground 
18 

piping can freeze, causing upheaval of the surrounding area or roadw
ay. 

19 

T
he loss of gas service to a segm

ent of H
olm

del and the surrounding com
m

unities 
20 

could prove devastating to the affected custom
ers, especially in the w

inter w
hen heat and 

21 

hot w
ater are critical.  If, for exam

ple, a regulator failure resulted in the loss of service to 
22 

dozens or even a hundred hom
es, there w

ould be a significant delay in service restoration.  
23 
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T
hat is because once gas service is interrupted, N

JN
G

 cannot sim
ply flip a sw

itch to 
1 

instantaneously turn service back on after the regulator is thaw
ed and repaired (a process 

2 

that itself could take som
e tim

e).  R
ather, before service could be restored, N

JN
G

 personnel 
3 

w
ould have to visit each of the affected prem

ises to m
anually turn off the gas at each service 

4 

line.  O
nce N

JN
G

 accom
plished that task, it could re-pressurize the gas m

ains, but w
ould 

5 

have to return again to each individual affected property in order to turn the gas back on 
6 

m
anually and re-light the pilot for each appliance and furnace.  If N

JN
G

 did otherw
ise—

if 
7 

it sim
ply turned the gas back on en m

asse w
ithout visiting each property—

each prem
ises 

8 

w
ith unlit pilot lights w

ould slow
ly fill up w

ith gas, w
hich could result in a dangerous, 

9 

potentially, life-threatening condition.  If 50 or 100 houses lost service due to a regulator 
10 

station failure, the totality of the restoration process could leave hom
es w

ithout heat for 
11 

days, w
hich in the w

inter m
onths could lead to significant dam

age to hom
es (through 

12 

freezing pipes, etc.) and/or the health and w
ell-being of residents.   

13 

A
s is custom

ary in the industry, N
JN

G
 w

ill address the pressure-reduction icing 
14 

effect at the R
egulator S

tation by pre-heating the transm
ission-line natural gas w

ith a heater 
15 

located at the F
acility prior to the pressure reduction.  T

he heater w
ill allow

 N
JN

G
 to heat 

16 

the natural gas to approxim
ately 80 or 90 degrees F

ahrenheit, so the tem
perature after the 

17 

pressure reduction stays above freezing, preventing ice from
 encasing the equipm

ent and 
18 

ensuring reliable operation of the F
acility and the local distribution system

.  In short, the 
19 

heating unit is an extrem
ely im

portant com
ponent of the R

egulator S
tation and is critical 

20 

to N
JN

G
’s ability to provide safe, adequate and reliable natural gas service to the residents 

21 

of H
olm

del and the surrounding m
unicipalities.  Indeed, as discussed further below

, one of 
22 

the m
ajor deficiencies of the current tem

porary regulator station and reasons w
hy it is not 

23 
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8 

a perm
anent solution is that it does not—

and cannot—
have a heating unit, and thus 

1 

experiences frequent and significant ice encasing.   
2 

Q
. 

C
ou

ld
 you

 d
escrib

e th
e p

oten
tial im

p
act from

 relyin
g on

 th
e tem

p
orary regu

lator 
3 

station
 as a lon

g-term
 solu

tion
? 

4 

A
. 

A
s stated above, w

ithout a heating unit to raise the tem
perature of the natural gas in the 

5 

transm
ission pipe before it enters the regulator (and drops m

ore than 600 psig), the 
6 

regulator equipm
ent w

ill becom
e encased in thick ice and, quite possibly, cease functioning 

7 

properly (or at all).   T
he tem

porary regulator that N
JN

G
 is currently utilizing does not and 

8 

cannot have a heating unit because the parcel on w
hich it is located is not large enough to 

9 

accom
m

odate a heater, filter and regulator runs, all of w
hich m

ust be located above ground.  
10 

M
oreover, the tem

porary station is in an underground vault w
ithin the public road right-of-

11 

w
ay, w

here an aboveground heater cannot be located. 
12 

B
ecause the tem

porary regulator station does not have a heater, it experiences 
13 

frequent incidents of severe icing. T
o avoid the equipm

ent failures and service interruptions 
14 

that are a very real risk from
 such ice encasing, N

JN
G

 m
ust m

onitor the regulator station 
15 

constantly, especially in the w
inter, to ensure that significant ice form

ation does not result 
16 

in equipm
ent m

alfunction or total failure.     
17 

If such inspection reveals that the regulator equipm
ent is encased in ice, the 

18 

C
om

pany undertakes the laborious and tim
e consum

ing task of thaw
ing out the equipm

ent.  
19 

D
oing so requires N

JN
G

 to shut dow
n the tem

porary station, w
hich results in a supply 

20 

reduction to the rest of the C
om

pany’s distribution system
.  S

im
ply put, in the absence of 

21 

a heating unit, the tem
porary regulator station is untenable and m

ust be replaced as soon 
22 

as possible.  
23 
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9 

Q
. 

P
lease id

entify oth
er operation

al b
en

efits of th
e F

acility. 
1 

A
. 

A
s explained above, because the R

egulator S
tation w

ill m
ore reliably and efficiently 

2 

m
anage 

the 
significant 

pressure 
reduction 

from
 

that 
upgraded 

transm
ission 

line 
to 

3 

distribution system
, the proposed F

acility w
ill allow

 the C
om

pany to operate the flow
 of 

4 

natural gas to the residents of H
olm

del and the surrounding m
unicipalities m

ore efficiently, 
5 

reliably and safely.  C
ritically, the proposed F

acility is designed and intended prim
arily to 

6 

provide natural gas service to the residents of H
olm

del, though it w
ill certainly also benefit 

7 

custom
ers in adjacent com

m
unities.  In fact, N

JN
G

 estim
ates that the R

egulator S
tation 

8 

w
ill allow

 it to provide im
proved service to 5,552 residential m

eters (serving 6,566 
9 

H
olm

del residences), or over 98%
 of the m

unicipality, as w
ell as 310 active com

m
ercial 

10 

m
eters.   F

urther, because it w
ill be equipped w

ith a heater, the R
egulator S

tation w
ill 

11 

elim
inate the need for the C

om
pany to dispatch a w

ork crew
 to inspect and m

onitor the 
12 

tem
porary regulator. 

13 

Q
. 

D
oes th

e C
om

p
an

y h
ave h

eaters on oth
er regu

lators associated
 w

ith
 its facilities? 

14 

A
. 

Y
es.  N

JN
G

 has heaters at approxim
ately 35 regulator stations sim

ilar to the P
roposed 

15 

F
acility, m

any of w
hich have been operating for decades.  

16 

Q
. 

Is it stan
d

ard
 in

d
u

stry p
ractice for th

e C
om

p
an

y to con
tin

u
e op

eratin
g th

e tem
p

orary 
17 

regu
lator facility? 

18 

A
. 

N
o.  A

 regulator station fed by a high-pressure transm
ission line requires a heater and filter 

19 

in order to properly operate and m
aintain the natural gas delivery system

 over the long 
20 

term
.   

21 

Q
. 

W
ill th

e R
egu

lator S
tation

 b
e op

erated
 in

 com
p

lian
ce w

ith
 all fed

eral an
d

 state safety 
22 

stan
d

ard
s? 

23 
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A
. 

Y
es.  N

JN
G

 com
plies w

ith all federal, state and local safety law
s and regulations.  T

he 
1 

R
egulator S

tation w
ill be subject to the federal safety regulations set forth at T

itle 49 of the 
2 

C
ode of F

ederal R
egulations, P

art 192 and the B
P

U
’s pipeline safety rules and regulations 

3 

set forth in N
.J.A

.C
. 14:7. T

he R
egulator S

tation w
ill be rem

otely m
onitored by com

petent 
4 

and highly trained C
om

pany personnel 24 hours a day, seven days a w
eek, 365 days a year 

5 

at N
JN

G
 C

orporate H
eadquarters in W

all, N
ew

 Jersey.  S
pecifically, the R

egulator Station 
6 

w
ill be equipped w

ith individual transm
itters that m

onitor natural gas flow
s, pressures and 

7 

tem
peratures.  T

hus, N
JN

G
 w

ill be able to detect, investigate and rectify any abnorm
ality.  

8 

Q
. 

D
oes th

is con
clu

d
e you

r p
rep

ared
 d

irect testim
on

y? 
9 

A
. 

Y
es, it does.  I reserve the right to supplem

ent and/or am
end this testim

ony. 
10 
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 C
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A
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C
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A
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C

C
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N
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I. 
IN

T
R

O
D

U
C

T
IO

N
 

1 

Q
. 

P
lease state you

r n
am

e, affiliation
, b

u
sin

ess ad
d

ress an
d

 ed
u

cation
al b

ack
grou

n
d

. 
2 

A
. 

M
y nam

e is M
arc P

anaccione, and I am
 a S

enior E
ngineer for N

ew
 Jersey N

atural G
as 

3 

C
om

pany (the “C
om

pany” or “N
JN

G
”).  M

y business address is 1415 W
yckoff R

oad, 
4 

W
all, N

ew
 Jersey 07719.  I have been em

ployed by the C
om

pany for over 12 years.  I have 
5 

a B
achelor of S

cience in M
echanical E

ngineering from
 the U

niversity of M
aryland and an 

6 

M
B

A
 from

 R
utgers U

niversity. 
7 

Q
. 

P
lease d

escrib
e you

r resp
on

sib
ilities as a S

en
ior E

n
gin

eer for N
JN

G
. 

8 

A
. 

A
s a S

enior E
ngineer, I am

 responsible for the engineering design, project m
anagem

ent, 
9 

construction oversight and system
 planning of N

JN
G

’s transm
ission and distribution 

10 

system
. 

11 

Q
. 

W
h

at is th
e p

u
rp

ose of you
r testim

on
y in

 th
is p

roceed
in

g? 
12 

A
. 

M
y testim

ony describes the location, design and construction of N
JN

G
’s proposed new

 
13 

regulator 
station 

(the 
“R

egulator 
S

tation” 
or 

“F
acility”) 

in 
H

olm
del 

T
ow

nship 
14 

(“H
olm

del”).  I w
ill also describe N

JN
G

’s process for considering alternative sites for the 
15 

F
acility. 

16 

II. 
L

O
C

A
T

IO
N

, D
E

S
IG

N
 A

N
D

 C
O

N
S

T
R

U
C

T
IO

N
 O

F
 T

H
E

 F
A

C
IL

IT
Y

 
17 

Q
. 

P
lease p

rovid
e an

 overall su
m

m
ary of th

e F
acility. 

18 

A
. 

A
s explained m

ore fully in the testim
ony of K

raig S
anders, N

JN
G

’s D
irector of P

ressure 
19 

M
easure and T

ransm
ission, the F

acility w
ill support and enhance the reliability and 

20 
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2 
3891475-2 integrity of N

JN
G

’s local distribution system
 because it w

ill allow
 the C

om
pany to reliably, 

1 

efficiently and safely reduce the gas pressure by m
ore than 600 pounds per square inch 

2 

gauge (“psig”) from
 the transm

ission system
 in H

olm
del to the C

om
pany’s distribution 

3 

system
 for delivery to custom

ers in H
olm

del and surrounding m
unicipalities.  C

ritically, 
4 

the design of the R
egulator S

tation, through the use of an above-ground heating unit, w
ill 

5 

prevent the regulators and associated equipm
ent from

 freezing and becom
ing encased in 

6 

thick ice, w
hich can result in a loss of service to the local distribution system

.  Indeed, as 
7 

explained in K
raig S

anders’s testim
ony, the above-ground heating unit is absolutely 

8 

essential to the R
egulator S

tation’s ability to reliably and efficiently m
anage the significant 

9 

pressure reduction betw
een N

JN
G

’s transm
ission system

 and distribution system
, and 

10 

thereby to provide safe, adequate, reliable and efficient gas service to N
JN

G
’s custom

ers 
11 

in the nearby geographic area. 
12 

Q
. 

P
lease gen

erally explain
 th

e location
 an

d
 scop

e of th
e F

acility. 
13 

A
. 

T
he R

egulator S
tation is a natural-gas pressure reduction facility.  It w

ill consist prim
arily 

14 

of underground gas piping w
ith one heating unit, one filter, one control box and tw

o 
15 

regulator runs, all of w
hich w

ill be located above-ground.  T
he R

egulator S
tation w

ill 
16 

occupy an easem
ent area of approxim

ately 100 feet-by-85 feet) on a parcel of land located 
17 

on B
lock 13, L

ot 14 in H
olm

del (the “P
roposed S

ite”).  T
he street address is 970 H

olm
del 

18 

R
oad, H

olm
del, N

ew
 Jersey, w

here C
ornerstone P

ow
er H

olm
del (“C

ornerstone”) operates 
19 

a solar energy farm
.  T

he R
egulator S

tation w
ill be situated on a sm

all section of the 
20 

property betw
een the solar farm

 and H
olm

del R
oad on w

hich no solar panels or related 
21 

equipm
ent is located. 

22 

III. 
N

E
E

D
 F

O
R

 T
H

E
 H

O
L

M
D

E
L

 R
E

G
U

L
A

T
O

R
 S

T
A

T
IO

N
 

23 

Q
. 

C
an

 you
 d

escrib
e th

e F
acility in

 m
ore d

etail? 
24 
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3 
3891475-2 

A
. 

Y
es. 

 
A

s 
noted 

above, 
the 

F
acility 

w
ill 

consist 
of 

a 
filter, 

heater, 
tw

o 
regulator 

1 

runs,associated piping, and a control box.  T
he R

egulator S
tation’s filter, w

hich acts as a 
2 

scrubber cleaning the gas of im
purities, w

ill be approxim
ately 7 feet long, 3 feet w

ide and 
3 

2 feet tall, and w
ill be placed on a concrete pad.  T

he heating unit, w
hich is m

anufactured 
4 

by C
old W

eather T
echnologies, is the largest piece of equipm

ent.  It is 30 feet long and 7½
 

5 

feet w
ide, and has three vent stacks, each of w

hich is 10 inches in diam
eter and 15 feet tall.  

6 

T
he regulators w

ill be connected to 6-inch and 8-inch piping prim
arily located 3 feet 

7 

underground.  A
 sm

all section of the piping w
ill be above-ground, w

here the regulators are 
8 

located.  T
he F

acility w
ill also have a control box housing com

m
unications and electrical 

9 

equipm
ent.    

10 

T
he P

roposed S
ite w

ill be covered w
ith crushed stone and equipped w

ith a fence 
11 

w
ith privacy slats for security purposes.  A

n earthen berm
 in front of the F

acility w
ill serve 

12 

tw
o purposes: (1) obscuring the Facility from

 view
; and (2) protecting it from

 vehicular 
13 

im
pact.  N

JN
G

 w
ill also install a N

ew
 Jersey D

epartm
ent of T

ransportation (“N
JD

O
T

”) 
14 

com
pliant guardrail in front of the F

acility (facing the roadw
ay) and a retaining w

all around 
15 

three of its sides, as w
ell as protection bollards to replace traditional fence posts.  T

he 
16 

F
acility’s perim

eter w
ill be extensively landscaped w

ith a variety of trees and shrubs to 
17 

create a buffer and obscure visibility of the F
acility to the general public. 

18 
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Q
. 

C
an

 th
e R

egu
lator S

tation
 b

e located
 u

n
d

ergrou
n

d
? 

1 

A
. 

N
o.  N

JN
G

 m
ust locate the heater and filter equipm

ent above-ground to ensure adequate 
2 

ventilation and air flow
.  A

lso, N
JN

G
 needs above-ground access to the equipm

ent to 
3 

perform
 regular inspection and m

aintenance. 
4 

Q
. 

C
an

 th
e R

egu
lator S

tation
 b

e located
 on

 th
e sam

e geograp
h

ic footp
rin

t as the 
5 

tem
p

orary station
 cu

rren
tly in

 op
eration

? 
6 

A
. 

N
o.  T

he location of the current tem
porary regulator station is not large enough to 

7 

accom
m

odate the heater, filter and regulator runs.  A
lso, the tem

porary location cannot 
8 

accom
m

odate the required above-ground heater and filter equipm
ent because the regulator 

9 

is in a vault underground w
ithin the public road right-of-w

ay.  
10 

Q
. 

C
an

 you
 d

escrib
e con

stru
ction

 of th
e F

acility? 
11 

A
. 

N
JN

G
 expects construction to last approxim

ately one m
onth.  T

he m
ajority of the w

ork—
12 

such as grading, piping and equipm
ent installation, landscaping, and fence installation—

13 

w
ill take place on the P

roposed S
ite.  N

JN
G

 anticipates that w
ork on the travelled portion 

14 

of H
olm

del R
oad w

ill last tw
o to three days.  M

aterial deliveries and hauling are lim
ited 

15 

and w
ill have a m

inim
al im

pact on the surrounding roadw
ays.  N

JN
G

 plans to perform
 

16 

construction during norm
al w

orking hours, M
onday through F

riday, so as to m
inim

ize 
17 

disturbance to residents. 
18 

IV
.  

S
IT

E
 S

E
L

E
C

T
IO

N
 A

N
D

 A
L

T
E

R
N

A
T

IV
E

S
 

19 

Q
. 

P
lease d

escrib
e th

e criteria N
JN

G
 u

tilized to select th
e location

 for th
e p

rop
osed

 
20 

F
acility. 

21 

A
. 

O
ver the course of several years beginning in 2011, N

JN
G

 engaged in a laborious and 
22 

detailed site selection and alternative site analysis (the “S
ite A

nalysis”) in an effort to find 
23 
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5 
3891475-2 the m

ost suitable location for the F
acility that w

ould have a m
inim

al im
pact on H

olm
del 

1 

and its residents.  A
s an initial m

atter, several siting constraints guided and inform
ed the 

2 

S
ite A

nalysis, and ultim
ately lim

ited the available site options.   
3 

 
 

F
irst, it w

as im
portant from

 an operational and engineering standpoint to locate the 
4 

R
egulator S

tation as close as possible to the southern end of the H
olm

del transm
ission line 

5 

(w
here the line begins at the intersection of N

ew
m

an S
prings R

oad and H
olm

del R
oad).  

6 

T
hat is because the pum

p station for the H
olm

del transm
ission line (w

hich feeds H
olm

del 
7 

and the surrounding areas) is located at the southern end of the line.  S
iting the R

egulator 
8 

S
tation near that pum

p station w
ill allow

 N
JN

G
 to feed that station, and provide natural 

9 

gas to custom
ers from

 that location northw
ard, w

here the supply is back-filled from
 other 

10 

pum
p stations.  A

 site at the southern end of the line is also optim
al from

 a system
-design 

11 

standpoint in light of the locations of other pum
p stations w

ithin N
JN

G
’s system

 (N
JN

G
 

12 

has tw
o other gas feeds to the north and southeast).  N

JN
G

 prefers to have adequate spacing 
13 

betw
een its various feeds to m

inim
ize system

 vulnerability and service interruptions in the 
14 

event one of the pum
p station becom

es inoperable.   
15 

 
 

S
econd, the chosen site had to be large enough to accom

m
odate the proposed 

16 

F
acility.  A

s explained above, the proposed F
acility requires an area of approxim

ately 100 
17 

feet-by-85 feet in order to house all of the necessary equipm
ent, including a filter, heater, 

18 

tw
o regulator runs, associated piping, and control box, as w

ell as provide for the buffering 
19 

and screening devices explained above.  
20 

 
 

T
hird, 

the 
R

egulator 
S

tation 
should 

be 
located 

in 
close 

proxim
ity 

to 
the 

21 

transm
ission line because the gas delivery system

 experiences a loss in pressure, and a 
22 

corresponding dip in efficiency and reliability, w
hen a regulator station is located at a 

23 
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6 
3891475-2 distance from

 the transm
ission line.  T

here are also security-related reasons to locate a 
1 

regulator station close to the transm
ission line in a m

ore w
ell-travelled area.  A

 m
ore rem

ote 
2 

and 
hidden 

facility 
is 

m
ore 

likely 
to 

experience 
vandalism

 
and 

tam
pering 

because 
3 

individuals typically avoid interfering w
ith utility equipm

ent that is out in the open and 
4 

easily view
ed by the general public.   

5 

 
 

F
ourth, there are several types of properties that N

JN
G

 either avoids or cannot use 
6 

for its gas delivery facilities.  M
ost significantly, N

JN
G

 m
akes every effort to avoid placing 

7 

its facilities in residential zones; instead, it endeavors to find locations w
ith com

m
ercial, 

8 

industrial or utility zoning.  S
uch com

m
ercial, industrial and utility zoned areas—

in 
9 

addition to m
inim

izing disruption to people’s hom
es—

typically offer a greater likelihood 
10 

of acquiring an easem
ent and obtaining the necessary zoning approvals.   

11 

 
 

M
oreover, N

JN
G

 is prohibited under any circum
stances from

 locating its facilities 
12 

on F
arm

land P
reserved properties.  N

JN
G

 is also prohibited, w
ithout first getting difficult 

13 

to obtain authorization from
 the S

tate, from
 using properties purchased w

ith G
reen A

cres 
14 

funding.  T
he C

om
pany also avoids w

etlands and low
 lying areas because they present a 

15 

heightened risk of flooding and, m
ore im

portantly, freezing during the w
inter m

onths.  
16 

F
urther, N

JN
G

 looks for sites w
ith no environm

ental or contam
ination issues, and prefers 

17 

sites w
ith little or no required tree clearing to m

inim
ize any environm

ental im
pact.  F

inally, 
18 

again to m
inim

ize any environm
ental im

pact, N
JN

G
 prefers to build its facilities on already 

19 

developed land, as it typically only requires a relatively sm
all parcel. 

20 

 
 

W
ith those restrictions in m

ind, N
JN

G
’s S

ite A
nalysis focused on determ

ining the 
21 

m
ost operationally suitable location that w

ould enable N
JN

G
 to im

prove and reinforce 
22 

existing service reliability w
ith m

inim
al im

pact to the surrounding properties.  T
o that end, 

23 
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7 
3891475-2 N

JN
G

’s S
ite A

nalysis considered potential im
pacts of each possible site from

 several 
1 

perspectives: (1) im
pacts to residential areas; (2) existing environm

ental conditions; and 
2 

(3) engineering considerations.  P
otential properties located in residential neighborhoods 

3 

and/or close to other com
m

unity-valued buildings (e.g. schools) w
ere disqualified from

 
4 

consideration, because the F
acility w

ould not typically be perm
itted on those properties 

5 

due to local com
m

unity discontentm
ent and restrictions under H

olm
del zoning ordinances.  

6 

E
xisting environm

ental conditions—
e.g., tree 

clearing, w
etlands, contam

inated sites, 
7 

P
reserved Farm

land and G
reen A

cres habitats—
w

ere also relevant factors; N
JN

G
 avoided 

8 

potential sites that had one or m
ore of those environm

ental conditions.  F
inally, N

JN
G

’s 
9 

engineering considerations included the im
portance of a location at the southern end of the 

10 

transm
ission line; m

inim
ization of the F

acility’s distance to the transm
ission line; adequacy 

11 

of the property’s size; sufficient access for inspection, m
aintenance and repair; property 

12 

elevation levels; and security. 
13 

Q
. 

W
ere altern

ative location
s con

sidered
? 

14 

A
. 

Y
es.  E

ven though it is im
portant to locate the R

egulator S
tation as far south as possible, 

15 

N
JN

G
 exam

ined the entire transm
ission line corridor betw

een R
oute 35 (at the northern 

16 

end) and N
ew

m
an S

prings R
oad (at the southern end) for potential locations.  A

s the below
 

17 

discussion dem
onstrates, N

JN
G

’s analysis revealed very few
 possibly suitable locations 

18 

for the R
egulator S

tation.  T
o aid in that discussion, E

xhibit P
-3 to the Petition is a m

ap 
19 

depicting the transm
ission line corridor and adjacent zoning/environm

ental restrictions that 
20 

w
as presented to the H

olm
del Z

oning B
oard.   

21 

 
 

A
s an initial m

atter, the northernm
ost portion of the corridor on S

outh L
aurel 

22 

A
venue (at and near the intersection of R

oute 35) offers no suitable locations because it is 
23 
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8 
3891475-2 largely a developed business district that includes retention ponds and w

etlands occupying 
1 

non-developed areas.  L
ikew

ise, the area to the im
m

ediate south on S
outh L

aurel A
venue 

2 

(stretching until a property occupied by A
T

&
T

) is unsuitable because it is a developed 
3 

residentially zoned land.  T
hat area also contains m

edium
-to-high density sites w

ith w
ater 

4 

drainage retention basins, creeks, w
etlands, significant elevation changes and heavily 

5 

w
ooded segm

ents, as w
ell as a Jersey C

entral P
ow

er and L
ight C

om
pany right-of-w

ay and 
6 

a railroad track.  A
s a result of these factors, N

JN
G

 rem
oved all properties in this area from

 
7 

consideration as possible locations.   
8 

 
 

F
arther south on S

outh L
aurel A

venue, S
teiner E

quities ow
ns the property occupied 

9 

by A
T

&
T

, as w
ell as several surrounding properties.  E

ven though these sites are m
uch 

10 

farther north than is operationally optim
al, N

JN
G

 considered them
 because of the very 

11 

lim
ited options along the transm

ission line corridor.  A
lthough these sites are zoned for 

12 

residential use (w
hich N

JN
G

 typically avoids), they w
ere vacant and unoccupied by current 

13 

residential uses, advertised for sale, and adjacent to the A
T

&
T

 property, w
hich is zoned 

14 

for com
m

ercial use.  B
ecause those factors som

ew
hat m

itigated the existence of residential 
15 

zoning, N
JN

G
 attem

pted, albeit unsuccessfully, to obtain an easem
ent on tw

o of the 
16 

properties (as explained below
).  F

urther, the B
eau R

idge and L
aurel G

reene developm
ents 

17 

in that area are dense residential com
m

unities, w
hich autom

atically renders them
 unusable.  

18 

In addition, there are neighborhood am
enities and w

etlands occupying nearby non-
19 

developed 
areas, 

w
hich 

w
as 

another 
reason 

N
JN

G
 

elim
inated 

these 
sites 

from
 

20 

consideration.  F
inally, the intersection of S

outh L
aurel A

ve and H
olland R

oad is zoned 
21 

residential and encum
bered by w

etlands, w
ith the exception of a parcel ow

ned by 
22 

M
onm

outh C
ounty.  N

JN
G

 subsequently discovered that the M
onm

outh C
ounty property 

23 
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9 
3891475-2 is encum

bered by G
reen A

cres deed restrictions that perm
it it to be used solely for 

1 

recreation and conservation purposes. 
2 

 
C

ontinuing further south along the transm
ission line corridor, the properties on 

3 

H
olland R

oad are zoned for and have residential developm
ents, w

hich again m
akes them

 
4 

unusable.  In addition to this disqualifier, the properties adjacent to this segm
ent of the 

5 

transm
ission line have significant elevation changes, w

ould require tree clearing and/or 
6 

have w
etlands along the roadside. 

7 

 
O

n S
outh H

olland R
oad, the properties are once again zoned for and have 

8 

residential developm
ents.  A

lso, the area has significant elevation changes, heavily w
ooded 

9 

areas, roadside w
etlands, and m

ultiple G
reen A

cres deed restricted properties.   
10 

 
T

he next area of exam
ination is that occupied by the G

arden S
tate P

arkw
ay 

11 

(“G
S

P
”), w

hich crosses over S
outh H

olland R
oad.  T

he N
ew

 Jersey T
urnpike A

uthority 
12 

controls the G
S

P
 and has a strong policy and practice of refusing to encum

ber its property 
13 

w
ith easem

ents.  T
he G

S
P

 property is also zoned as P
ublic L

and, w
hich does not perm

it 
14 

public utilities.  T
hus, the G

S
P

 property w
as not an option. 

15 

 
A

fter the G
S

P
, the transm

ission line corridor continues along S
outh H

olland R
oad 

16 

before turning onto C
raw

fords C
orner R

oad.  T
hat entire area is zoned for and has 

17 

developed residential properties.  A
lso, H

olm
del H

igh S
chool is located at 36 C

raw
fords 

18 

C
orner R

oad.  T
here are w

etlands throughout the H
igh S

chool property, and the non-
19 

w
etland section is developed w

ith a football field, m
aking it unusable.  T

he H
igh S

chool 
20 

property is also zoned as P
ublic L

and, w
hich does not perm

it public utilities. 
21 

 
N

ext along the corridor is L
ongstreet R

oad, w
hich borders H

olm
del P

ark on the 
22 

entire north side; the park is G
reen A

cres encum
bered and zoned as P

ublic L
and, thereby 

23 
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10 
3891475-2 rem

oving it from
 consideration for the R

egulator S
tation.  T

he entire south side of 
1 

L
ongstreet R

oad is zoned for and has developed residential properties.  T
he area also 

2 

contains w
etlands. 

3 

 
T

o the south of L
ongstreet R

oad is R
oberts R

oad, w
hich is bordered by H

olm
del 

4 

P
ark and L

ongstreet F
arm

 on the north side, both of w
hich are G

reen A
cres encum

bered.  
5 

In addition, the H
olm

del P
ark property is zoned as P

ublic L
ands, w

hich does not perm
it 

6 

public utilities.  W
etlands also exist in this area.  T

he south side of R
oberts R

oad is a m
ix 

7 

of developed residential and office/laboratory zoning w
ith w

etlands.  T
he R

am
anessin 

8 

S
ection of H

olm
del P

ark (to the south of R
oberts R

oad) is also G
reen A

cres encum
bered.  

9 

A
s a result, no portion of this area w

as a viable option. 
10 

 
T

he intersection of R
oberts R

oad and H
olm

del R
oad—

w
here the transm

ission line 
11 

corridor begins to follow
 H

olm
del R

oad until it m
eets N

ew
m

an S
prings R

oad—
is bordered 

12 

on the w
est by T

riple C
 N

urseries, an active farm
 that has been preserved through the 

13 

F
arm

land P
reservation program

.  T
he property on the east side of H

olm
del R

oad is also an 
14 

active 
farm

 
w

ith 
portions 

covered 
by 

w
etlands. 

 
O

n 
the 

far 
side 

of 
the 

H
olm

del 
15 

R
oad/R

oberts R
oad intersection is the H

olm
del C

em
etery, w

hich is also unusable. 
16 

 
O

n the northern portion of H
olm

del R
oad, the w

est side consists of a residential 
17 

zone currently in developm
ent, and the east side consists of an office/laboratory zone that 

18 

contains w
etlands and an active farm

.  A
s a result, no location on that portion of H

olm
del 

19 

R
oad w

as a possible location. 
20 

 
O

n the southern portion of H
olm

del R
oad, the east site includes part of the 

21 

R
am

anessin S
ection, a developed residential zone, and a dense business district at the 

22 

southern end (by N
ew

m
an S

prings R
oad).  T

he w
est side of the southern portion of 

23 
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11 
3891475-2 H

olm
del R

oad includes an office/laboratory zone that has been developed w
ith office 

1 

com
plexes, the C

ornerstone solar farm
 and a dense business district.  T

he P
roposed S

ite of 
2 

the R
egulator S

tation is on a portion of the solar farm
 property located w

ithin that 
3 

office/laboratory zone. 
4 

Q
. 

P
lease d

escrib
e w

h
y N

JN
G

 ch
ose th

e su
b

ject location
 in

 H
olm

d
el for th

e F
acility an

d
 

5 

w
h

y it is the b
est su

ited
 location

 for th
at u

se? 
6 

A
. 

T
he R

egulator S
tation w

ill be located on a sm
all portion of a 33.3 acre site that is already 

7 

im
proved w

ith a solar farm
.  E

xhibit P
-4 attached to the P

etition, w
hich w

as presented to 
8 

the Z
oning B

oard, contains the site plans for the F
acility at this location.  N

JN
G

 proposes 
9 

to construct the F
acility w

ithin a 100 foot-by-85 foot easem
ent area located outside the 

10 

fence of the solar farm
.  T

his site is of sufficient size and it is a natural fit to co-locate the 
11 

station w
ith another energy com

pany’s facility, especially since the P
roposed S

ite allow
s 

12 

N
JN

G
 to locate the F

acility adjacent to the transm
ission line.  S

ignificantly, the P
roposed 

13 

S
ite is located at the southern end of N

JN
G

’s H
olm

del transm
ission line, w

hich (as 
14 

explained above) w
ill m

inim
ize the risk of custom

er exposure to outages.  M
oreover, the 

15 

zoning for the site is non-residential and conditionally perm
its public utilities.  T

here are 
16 

no environm
ental constraints that w

ould im
pact the developm

ent of a regulator station at 
17 

this site.  T
he site is not encum

bered w
ith G

reen A
cres or Farm

land P
reservation 

18 

restrictions.  T
here are no low

 elevations in the easem
ent area.  A

nd N
JN

G
 is not required 

19 

to clear a significant num
ber trees.  F

inally, as discussed below
, N

JN
G

 has been able to 
20 

obtain an easem
ent for the P

roposed S
ite. 

21 

 
 

22 
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12 
3891475-2 

Q
. 

P
lease exp

lain
 w

h
y th

e oth
er altern

ative location
s w

ere n
ot selected

. 
1 

A
. 

B
eginning in 2011, N

JN
G

 considered four other properties for the location of the F
acility.  

2 

A
s an initial m

atter, based on the conditions discussed above, N
JN

G
 concluded that there 

3 

are only tw
o possibly viable areas along the H

olm
del transm

ission line corridor: (1) the 
4 

w
est side of the southern portion of H

olm
del R

oad (w
here the P

roposed S
ite is located); 

5 

and (2) the southern portion of S
outh L

aurel A
venue near the A

T
&

T
 property.  A

s a result, 
6 

N
JN

G
 sim

ultaneously conducted appraisals for both areas as part of its due diligence.   
7 

 
 

W
ith respect to the four alternative sites located w

ithin these tw
o areas, N

JN
G

 first 
8 

approached S
teiner E

quities regarding tw
o vacant properties on S

outh L
aurel A

venue (one 
9 

to the north of A
T

&
T

 and one to the south).  S
teiner E

quities, how
ever, tw

ice declined 
10 

N
JN

G
’s requests for an easem

ent for either of those tw
o possible sites.  In any event, those 

11 

tw
o properties presented significant disadvantages because they w

ere too far north and 
12 

w
ere zoned residential.  A

s a third alternative, N
JN

G
 then considered the parcel on H

olland 
13 

R
oad ow

ned by M
onm

outh C
ounty.  U

nfortunately, the appraisal revealed that that 
14 

property w
as purchased w

ith G
reen A

cres funding, w
hich caused N

JN
G

 to elim
inate it 

15 

from
 consideration.  M

oreover, that property is m
uch farther north than is operationally 

16 

optim
al. F

ourth and finally, N
JN

G
 engaged in extensive negotiations w

ith M
ack-C

ali, 
17 

ow
ner of the property on the w

est side of H
olm

del A
venue, on w

hich V
onage is located, 

18 

at the southernm
ost end of transm

ission line (the “V
onage P

roperty”), concerning various 
19 

locations on the V
onage P

roperty for the R
egulator S

tation.  In A
pril of 2013 (after N

JN
G

 
20 

had been searching for a site for approxim
ately tw

o years), V
onage tentatively approved 

21 

an easem
ent for a parcel of land fronting on H

olm
del R

oad.  Several m
onths later, in July 

22 

2013, V
onage conveyed to N

JN
G

 certain concerns w
ith the proposed easem

ent.  A
fter 

23 
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13 
3891475-2 addressing V

onage’s concerns in the m
iddle of O

ctober 2013, N
JN

G
 drafted and circulated 

1 

a final easem
ent for execution.  A

t the end of that m
onth, how

ever, V
onage notified N

JN
G

 
2 

that it w
ould not consent to the easem

ent, and negotiations ended.  A
s a result, N

JN
G

 w
as 

3 

left w
ith only one possible location for the R

egulator F
acility: the P

roposed S
ite. 

4 

Q
. 

D
id

 N
JN

G
 con

sid
er any p

rop
erty ow

n
ed

 b
y th

e T
ow

n
sh

ip
 of H

olm
d

el? 
5 

A
. 

B
ased on the S

ite A
nalysis, N

JN
G

 concluded that there is no suitable property ow
ned by 

6 

H
olm

del in close proxim
ity to the transm

ission line. 
7 

Q
. 

C
an

 you
 p

lease d
escrib

e N
JN

G
’s efforts to d

ate to ob
tain req

u
ired

 lan
d

 u
se ap

p
rovals 

8 

from
 H

olm
d

el T
ow

n
sh

ip
? 

9 

A
. 

Y
es.  O

n M
arch 17, 2015, N

JN
G

 filed an application w
ith the H

olm
del Z

oning B
oard of 

10 

A
djustm

ent (“H
olm

del Z
oning B

oard”) requesting S
ite P

lan A
pproval, “C

” and “D
” 

11 

variances, and C
onditional U

se approval.  S
pecifically, N

JN
G

 sought variances (a) to 
12 

construct the R
egulator S

tation as an additional principal use on the site; (b) to construct 
13 

the R
egulator S

tation w
ithin the buffer required betw

een a non-residential use and 
14 

residential zone (a 384.25 feet buffer is required, but N
JN

G
 proposes one of 89.78 feet); 

15 

and (c) to install an eight-foot-highfence w
ith w

ood slats in the front, side and rear yard 
16 

(only eight-foot-high open w
ire fencing  is perm

itted).  N
JN

G
 also requested (a) relief from

 
17 

tw
o conditions of the Z

oning B
oard’s prior resolution approving the C

ornerstone solar 
18 

farm
; (b) variances for N

JN
G

’s proposed sign and drivew
ay access w

idth (to the extent the 
19 

Z
oning B

oard deem
ed such variances necessary); and (c) several design w

aivers. 
20 

 
 

A
fter seven lengthy and in-depth hearings over 10 m

onths (at w
hich N

JN
G

 
21 

presented extensive testim
ony from

 six w
itnesses), the H

olm
del Z

oning B
oard denied 

22 
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14 
3891475-2 N

JN
G

’s variance requests on D
ecem

ber 7, 2016, even though six of the seven voting 
1 

m
em

bers agreed that the R
egulator Station is an inherently beneficial use. 

2 

Q
. 

D
oes th

is con
clu

d
e you

r p
rep

ared
 d

irect testim
on

y? 
3 

A
. 

Y
es, it does.  I reserve the right to supplem

ent and/or am
end this testim

ony. 
4 
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