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Residents, board members cross-examine
last WRAT expert, again
Will continue at Oct. 21 planning board meeting
By Haley Behre

LAKE COMO — Residents and planning board members continued to question Greater Media’s final expert during
the Sept. 9 planning board meeting.

John Madden Jr., the applicant’s planner, was the last person to testify for the applicant, which is Greater
Media.

Greater Media is the parent company of WRAT, and is the applicant going before the planning board seeking
permission to replace the 300-foot radio tower with a new, 533-foot radio tower at the same location, 1731
Main St.

Denise O’Hara, of Margerum Avenue, asked Mr. Madden whether he had previously testified that he thought the
tower was an accessory use and structure. Since Mr. Madden thought that, he had previously testified that the
tower would have no meaning in terms of a radio station if the station was taken away.

Mr. Madden said he had testified to that, but would like to correct his testimony.

According to Mr. Madden, the tower could still function for the radio station if the
station was relocated.

He later agreed with Ms. O’Hara that if the station was relocated and the tower
remained on Main Street, or visa versa, the tower would be considered a principal
structure.

This is because the tower would be hosting cellular antennas, Mr. Madden said, so it
would be considered a business use.

Every property needs to have a principal use, Mr. Madden said, so assuming the tower
would be the only use on the property, it would be the principal use.

Neshann Chan, of 17th Avenue, asked Mr. Madden whether public safety is a concern a planner reviews for a
project of this size and magnitude, to which Mr. Madden said yes.

“It’s a factor in this application, yes,” Mr. Madden said.

Mr. Chan referred to testimony provided by Ernie Jones, a structural expert, in February.

Mr. Jones had testified that denser chunks of ice would fall more directly straight down, typically within a 30-
to 50-foot radius around the current tower. Even with the increase in height, Mr. Jones said the radius the ice
will fall remains the same, except when wind is factored in. With wind, that ice could be carried 200 feet on
the current tower, and maybe 240 feet on the new one, he said.

“Was there any analysis done with those numbers on what is within a 200- to 240-foot radius that could
potentially be impacted if ice were to shed during high wind conditions,” Mr. Chan asked.

Mr. Madden said there was no study of that, but Mr. Smith had previously testified that there has not been any
icing incidents with the current tower.
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Board member Stephen Petrosino said while the taller tower will be stronger and thus safer, as previously
testified, it also comes with the possibility of more icing. This should be considered, he said.

The questioning then transitioned to talking about the WRAT tower in relation to Main Street as a whole, in
which Mr. Petrosino asked whether Main Street should be developed since a tower sits on the street.

Mr. Madden replied, “I think your Main Street, from a planning stand point, is a fairly viable Main Street.”

Borough engineer Alan Hilla followed Mr. Petrosino’s question by asking whether it was possible that it took 15
or more years for the ability of Main Street to “essentially recover” from the tower being there. He said the
development of Main Street occurred in the past 10-12 years.

“It wasn’t until the late 90s to early 2000s that essentially the renaissance happened here,” Mr. Hilla said,
noting it was not until then that a “new normal” was established.

Mr. Madden said he did not draw that conclusion from reading the study done by Rutgers University in 2006
called “Lake Como Main Street Redevelopment Project Final Report.”

In order to answer Mr. Hilla’s question, Mr. Maddden said he would need to do an analysis on the evolution
history of Main Street.

THE RE-DIRECT EXAMINATION

Following residents’ questions, Robert Shea, the applicant’s attorney, further examined Mr. Madden.

During the re-direct, Mr. Madden and Mr. Shea spoke about the previous resolutions passed by the board in
regard to the tower, reasons for Greater Media wanting to increase the tower’s height and how the tower would
be visually perceived.

Mr. Madden also re-iterated the reasons the D-6 variance should be approved.

A D-6 variance is sought when an applicant is looking to have the height of a principal structure exceed 10 feet
or 10 percent of the maximum height allowed by ordinance, in this case 35 feet.

Mark Fessler, the borough’s zoning officer, had deemed the WRAT radio station and tower as “one connected
principal use,” according to a letter written by Mr. Fessler to the board dated July 2. The applicant received a
copy of the letter.

He also determined the radio station as a business is a permitted use.

According to Mr. Madden, the new, taller tower has several positive criteria, such as promoting the health,
safety and general welfare by improving the reliability and reach of the emergency alert system [EAS].

The WRAT is the only local primary EAS radio station designated in Monmouth and northern Ocean county
operational areas, Mr. Madden said, which is why the WRAT has installed various equipment on the tower.

With the increase in height, the radio station can reach an additional 80,000 people, he said.

In addition, the new tower can accommodate more equipment, which cannot be done on the current tower
since it is at its maximum capacity, he said.

The additional tower height and structural stability will also enhance the public safety role in future storms, as
well as reduce the amount of energy used, he said.

Mr. Madden also reiterated the only detriment he saw from the increased height in the tower was the visual
impact, which will be mitigated by the sky gray color and new lighting. Although this is a detriment, Mr.
Madden said he does not feel it is “substantially detrimental.”
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“In terms of the benefits versus the detriments, I think … the benefits far outweigh the detriments,” he said,
noting he does not think the tower will have a “substantially detrimental” impact on downtown Lake Como.

Mr. Shea then referred to the study conducted by Rutgers University in 2006.

According to Mr. Shea, the study says Main Street is dominated by a radio tower, and that the antennae “in and
of itself is not a bad thing but it does serve to detract from the aesthetic quality of Main Street.” As a result,
the borough should assist in relocating the tower, he said.

“It doesn’t say another town. It says another location,” Mr. Shea said, noting he assumes it is a location within
Lake Como and that he “would assume that perhaps Wall Township or Spring Lake probably wouldn’t graciously
accept this tower.”

The applicant then talked about a separate planning analysis, called the T.O.W.S. [threats, opportunities,
weakness and strengths] analysis, in which Mr. Madden said he was “somewhat amazed” the tower did not at
least merit a weakness in the study if it has such an aesthetic impact.

The application will continue at the Oct. 21 council meeting, with re-direct for Mr. Madden by the applicant’s
attorney, followed by cross-examination by the public. Then, the public will have time to provide their
testimony.
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