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REGULAR MEETI NG OF THE :

HOBOKEN ZONI NG BOARD COF : March 18, 2014
ADJUSTMENT : Tuesday 7:10 p.m
- - - - - - - - - - - -4 -4 4 - - - - =X

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Chai rman Janes Al bel

Vice Chair Elliot H Geene
Comm ssi oner M chael DeFusco
Commi ssi oner Antoni o G ana
Comm ssi oner M chael DeFusco
Commi ssioner Tiffanie Fisher
Commi ssi oner Onen M Anuf f

Commi ssioner Richard Tremti edi

ALSO PRESENT:

Ei | een Banyra, Pl anning Consultant

Jeffrey Marsden, PE, PP
Board Engi neer

Patricia Carcone, Board Secretary

PHYLLIS T. LEWS
CERTI FI ED SHORTHAND REPCORTER
CERTI FI ED REALTI ME REPORTER
Phone: (732) 735-4522
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730 Brewers Bridge Road
Jackson, New Jersey 08527
(732) 364-3011

Attorney for the Board.
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CHAI RVAN Al BEL: Good eveni ng,
everyone.

| would like to advise all of those
present that notice of the neeting has been provided
to the public in accordance wth the provisions of
t he Open Public Meetings Act, and that notice was
published in The Journal and city website. Copies
were provided in The Star-Ledger, The Record, and
al so placed on the bulletin board in the | obby of
Cty Hall.

W are at a Hoboken Zoni ng Board of
Adj ust ment Regul ar Meeting. It is about 7:10.

W will start with the Salute to the
Fl ag.

(Pl edge of Allegiance recited.)

CHAI RVAN Al BEL: Good eveni ng,
everyone.

Before we start the work of the
eveni ng, we have a few adm nistrative matters to
t ake care of.

The first, and it is a --

M5. CARCONE: Do a roll call?

CHAl RVAN AIBEL: -- oh, let's do a rol
call.

Thanks, Pat.
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MB. CARCONE: Conmi ssi oner Ai bel ?

CHAI RVAN Al BEL:  Here.

M5. CARCONE: Comm ssioner G eene?

COW SSI ONER GREENE:  Her e.

M5. CARCONE: Conmi ssi oner Cohen i s

absent .
Commi ssi oner DeFusco?
COW SSI ONER DE FUSCO.  Here
M5. CARCONE: Conm ssioner G ana?
COWM SSI ONER GRANA:  Her e.
M5. CARCONE: Conmi ssioner Mirphy is
absent .

Conmm ssi oner Branciforte is absent.

Conmm ssi oner Fi sher?

COW SSI ONER FI SHER  Yes, here.

M5. CARCONE: Conmi ssioner M Anuff?

COW SSI ONER MC ANUFF:  Here.

M5. CARCONE: Conmi ssioner Tremtiedi?

COW SSI ONER TREM TI EDI @ Her e.

CHAI RMAN Al BEL: GCh, good. Now we can
go to the pleasurable part of the business, which is
to wel cone back Comm ssioner Tremtiedi. It's
really great to have you back

We are going to do the honors and swear

you in right now.
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MR. GALVIN. Al right. Please rise
and rai se your right hand.

Do you solemly swear that you wll
faithfully, inpartially and justly performall of
the duties of a Board nenber to the Hoboken Zoning
Board of Adjustnent for the City of Hoboken
according to the best of your ability, so help you
God?

COW SSI ONER TREM TIEDI : | do.

MR. GALVIN. And do you solemly swear
that you will support the Constitution of the United
States, the Constitution of the State of New Jersey,
and that you will bear true faith and all egiance to
the sane and to the governnents established in the
United States and in this state under the authority
of the people, so help you God?

COW SSI ONER TREM TIEDI : | do.

MR. GALVIN:. Congratul ations. Wl cone
aboar d.

Vel cone back

COWM SSI CENR TREM TI EDI :  Thank you.

(Appl ause)

CHAI RVAN Al BEL: The next item on our
agenda is the review of appointnents and the revi ew

of the Requests for Qualifications for the Board
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Pl anner and the Board Engineer. And to performthis
adm ni strative duty, what we are going to ask is to
go into closed executive session. W wll ask
everybody to take, probably not nore than a
15-m nute break out in the hallway, including our
professionals, and we will hope to be back by
eight -- 7:25 at the | atest.

MR. GALVIN. | have to read this notice
into the record.

Whereas, NJSA 10:4-12 of the Open
Public Meetings Act permts the exclusion of the
public froma neeting in certain circunstances set
forth in Paragraph B, and whereas this public body
is of the opinion that such circunstances presently
exi st.

Now, therefore, be it resolved by the
Zoni ng Board of Adjustnent of the Cty of Hoboken,
County of Hudson and State of New Jersey as follows:

1: The public shall be excluded from
the Board's di scussion of the hereinafter specified
matters;

2: The general nature of the subject
matter to be discussed is as follows:

(1) matters involving enpl oynent,

term nation, appointnment or related enpl oynent
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matters for the positions of engineer and pl anner,
pursuant to NJSA 10:4-12(b). It is anticipated at
this tine that the above matters will be nade public
wi thin 30 days of appointnment. This resolution
shal | take effect imrediately.

Now we are off the record.

(Executive Session held off the
record.)

CHAl RVAN Al BEL: Ckay. It is 7:26. W
are back on the record.

Qur first order of business is to
review the recomendation for the Board Pl anner.
M. Gana -- oh, ny apologies, if you d forgive ne.

Ti ffanie?

COW SSI ONER FI SHER  We would like to
maeke a notion to approve --

CHAI RVAN Al BEL: Excuse ne?

Thank you.

COW SSI ONER FI SHER  -- a notion to
approve keeping Ms. Eileen Banyra for a year.

Do | have a second?

COMM SSIONER DE FUSCO: | will second
t hat .

COW SSI ONER FI SHER Al in favor?

CHAI RVAN Al BEL: Do aroll call?



MR. GALVIN:.  Yes.

Who made the notion and who made the
second?

COW SSI ONER FI SHER | di d.

M5. CARCONE: Tiffanie nade the notion
and M. De Fusco made the second.

MR. GALVIN: Roll call.

M5. CARCONE: Conmmi ssioner G eene?

VI CE CHAI R GREENE: Yes.

M5. CARCONE: Comm ssioner DeFusco?

COW SSI ONER DE FUSCO.  Yes.

MB. CARCONE: Conmm ssioner G ana?

COW SSI ONER GRANA:  Yes.

M5. CARCONE: Conmi ssioner Fisher?

COW SSI ONER FI SHER  Yes.

M5. CARCONE: Conmi ssioner MAnuff?

COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE: Conmi ssioner Tremtiedi?

COW SSI CENR TREM TI EDI :  Yes.

M5. CARCONE: Conm ssi oner Ai bel ?

CHAI RVAN Al BEL:  Yes.

M5. BANYRA: Thank you.

CHAI RVAN Al BEL: Wl cone back

M5. BANYRA: Thank you.

MR. GALVIN. It is like you never left.
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(Laught er)

CHAI RVAN Al BEL: Now, we will do the
reconmendati on for the Board Engi neer.

COW SSI ONER GRANA: W woul d like to
make a notion that the Board retain H2V as the

Board' s professional engineer.

VI CE CHAI R GREENE: | will second that.

CHAI RVAN Al BEL: G eat.

M5. CARCONE: Conmmi ssioner G eene?
VI CE CHAI R GREENE: Yes.

M5. CARCONE: Comm ssioner DeFusco?
COW SSI ONER DE FUSCO.  Yes.

MB. CARCONE: Comm ssioner G ana?
COW SSI ONER GRANA:  Yes.

M5. CARCONE: Conmi ssioner Fisher?
COW SSI ONER FI SHER  Yes.

M5. CARCONE: Conmi ssioner MAnuff?
COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE: Conmi ssioner Tremti edi
COW SSI CENR TREM TI EDI :  Yes.

M5. CARCONE: Conm ssi oner Ai bel ?
CHAI RVAN Al BEL:  Yes.

Vel cone back, Jeff.

Now, do | have a notion for approval

t he Board Rul es and Procedures?

?

of

10



VICE CHAIR GREENE: Did everybody have
a chance to read then?

CHAI RMAN Al BEL: | woul d say yes.

COW SSI ONER DE FUSCO.  Yes.

VICE CHAIR GREENE: | will nove their
approval as submtted.

CHAI RVAN Al BEL: Thank you.

Do | have a second?

COW SSI ONER FI SHER  |'1| second.

CHAI RVAN Al BEL: Thank you.

Rol | call?

M5. CARCONE: Conmmi ssioner G eene?

VI CE CHAI R GREENE: Yes.

M5. CARCONE: Comm ssioner DeFusco?

COW SSI ONER DE FUSCO.  Yes.

MB. CARCONE: Comm ssioner G ana?

COW SSI ONER GRANA:  Yes.

M5. CARCONE: Conmi ssioner Fisher?

COW SSI ONER FI SHER  Yes.

M5. CARCONE: Conmi ssioner MAnuff?

COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE: Conmi ssioner Tremtiedi?

COW SSI CENR TREM TI EDI :  Yes.

M5. CARCONE: Conm ssi oner Ai bel ?

CHAI RVAN Al BEL:  Yes.
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Thanks, everybody.

Now we will do our resolutions. W

will start with 526 Hudson Street.

MR. GALVIN. Al right.

M. Geene, M. DeFusco, M. G ana and

Chai r man Ai bel .

M. G eene,

is not here,

Do | have a notion?

VI CE CHAIR GREENE: Move it.

MR. GALVI N: Do | have a second?

COW SSI ONER GRANA:  Second.

MR. GALVI N: M. Geene?

VI CE CHAI R GREENE:  Yes.

MR. GALVI N: M. DeFusco?

COW SSI ONER DE FUSCO:  Yes.

MR. GALVI N: M. Gana?

COW SSI ONER GRANA:  Yes.

MR. GALVI N: Chai rman Ai bel ?

CHAI RVAN Al BEL:  Yes.

MR GALVIN:. So that one is done.

TST Madi son, LLC is 118 Madi son Street.

M. DeFusco, M. Gana, M. Mirphy, who
and Chai rman Ai bel .

Can | have a notion?

VI CE CHAI R GREENE: Mbve approval .

COW SSI ONER GRANA:  Second.

12
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MR. GALVIN. W have a notion by M.
G eene and a second by M. G ana.

M. Geene?

VI CE CHAI R GREENE: Yes.

MR. GALVIN. M. DeFusco?

COW SSI ONER DE FUSCO.  Yes.

MR. GALVIN. M. G ana?

COW SSI ONER GRANA:  Yes.

MR. GALVIN.  And Chairman Ai bel ?

CHAI RVAN Al BEL:  Yes.

MR. GALVIN: And the final matter is
1300 Park. M. Kantowtz will be very pl eased that
this is getting approved.

M. Geene, M. DeFusco, M. Gana and

Chai rman Ai bel, can | have a nption?

COWM SSI ONER GRANA:  Mbtion to approve.

MR. GALVIN. W have a notion by M.
G ana.

COW SSI ONER DE FUSCO |l will second

MR. GALVIN. A second by M. DeFusco.
M. G eene?

VI CE CHAI R GREENE: Yes.

MR. GALVIN. M. DeFusco?

COW SSI ONER DE FUSCO:  Yes.

13
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MR. GALVI N: M. G ana?

COW SSI ONER GRANA:  Yes.

MR. GALVI N: Chai rman Ai bel ?

CHAI RVAN Al BEL:  Yes.

MR. GALVIN: The resolutions are

satisfied.

CHAI RVAN Al BEL: Thanks.

Do you know anyt hi ng about this?

M5. CARCONE: One applicationis
wi t hdr awn.

MR. GALVIN. Wiy don't you tell us
about it?

M5. CARCONE: There was an application
for 109 Monroe. They submtted an application back
in 2010. They did not take any action on it, and
t he ownership has been transferred, and they wish to
wi t hdraw t he application, so they can get their
escrow funds refunded.

MR. GALVIN. What | told Pat is that we
can't do that unless we take adm nistrative action,
and I'lIl do a resolution, but we need a vote and a
second ratifying their wi thdrawal w thout prejudice.

CHAl RVAN Al BEL: Ckay. Do we have a
not i on?

MR. GALVI N: |s there a notion?

14



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

wi t hdr awal ?

Oonen.

CHAI RVAN Al BEL: Mt i

COW SSI ONER FI SHER:

CHAI RVAN Al BEL:

Second?

on to all ow the

| notion.

Thank you.

COW SSI ONER MC ANUFF:  Second.

CHAI RVAN Al BEL:

M5. CARCONE:

MR. GALVI N:

M5. CARCONE:

VI CE CHAI R GREENE:

M5. CARCONE:

There you go. Thanks,

Take a vote?

Yes.

Conmi ssi oner @ eene?

Yes.

Conmmi ssi oner DeFusco?

COW SSI ONER DE FUSCO:  Yes.

M5. CARCONE:

Conmm ssi oner rana?

COW SSI ONER GRANA:

M5. CARCONE:

Yes.

Conmmi ssi oner Fi sher?

COW SSI ONER FI SHER:

M5. CARCONE:

Yes.

Conmm ssi oner McANnuff?

COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE:

Conmi ssioner Tremtiedi?

COW SSI CENR TREM TI EDI : Yes.

M5. CARCONE:

Conmi ssi oner Ai bel ?

CHAI RVAN Al BEL:  Yes.

MR. GALVI N:

Put that

in the m nutes.

15
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You can do like a letter to the file, but | don't
think there is any reason to do a resol ution that
wWill build the escrow, which I think will be real
silly.

(Conti nue on next page)
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HOBOKEN ZONI NG BOARD OF ADJUSTMENT
G TY OF HOBOKEN

- - - - - - - - - - - -4 -4 4 - - - - =X

301 NEWARK STREET, BLOCK 2.1, LOTS 5&6:

Applicant: 301 Newark Street, LLC . March 18, 2014
(Carried from 2/ 11/ 14) :  Tuesday 7:45 p.m
Final Site Plan :

- - - - - - - - - - - -4 4 -4 - - - - - X

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Chai rman Janes Al bel

Vice Chair Elliot H Geene
Comm ssi oner M chael DeFusco
Commi ssi oner Antoni o G ana
Comm ssi oner M chael DeFusco
Commi ssioner Tiffanie Fisher
Commi ssi oner Onen M Anuf f

Commi ssioner Richard Tremti edi

ALSO PRESENT:

Ei | een Banyra, Pl anning Consultant

Jeffrey Marsden, PE, PP
Board Engi neer

Patricia Carcone, Board Secretary

PHYLLIS T. LEWS
CERTI FI ED SHORTHAND REPCORTER
CERTI FI ED REALTI ME REPORTER
Phone: (732) 735-4522
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CHAl RVAN Al BEL: Ckay. M. Matul e,
ready to start 301 Newark Street?
MR. MATULE: Good evening, M.
Chai rman, and Board nenbers

Robert Matul e appearing for the
applicant wwth respect to final site plan approval
for 301 Newark Street.

This application -- well, the matter
was originally approved back in April of 2012,
prelimnary site plan approval with conditions.

We subsequently submtted an
application for anended prelimnary and final site
pl an approval. That application was further amended
to withdraw the anmendnents, and we are just going
forward with final site plan approval based upon the
ori gi nal approvals.

| have M. Mnervini here this evening
just to address sone of the issues raised in the
prof essi onal s' reports.

When we submitted the revised
application, I included wwth it a copy of the Hudson
County site plan resolution, which was one of the
conditions. W have a North Hudson sewer hookup
approval, and we al so have a soil erosion and

sedi ment control approval.

20
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We have received Ms. Banyra's report of
3/17. One of the issues that was raised in her
report, and | confirned it online today, and | can
submt it, if you wish, that the first quarter taxes
have been paid. The city's records show that they
have been paid --

MS. BANYRA: G eat.

MR. MATULE: -- and also M. Marsden's
report of 12/17, which was revised January 23rd, |
can have M. Mnervini talk to that, if we can have
hi m sworn in.

MR. GALVIN. Raise your right hand.

Do you swear to tell the truth, the
whol e truth, and nothing but the truth, so help you
God?

MR. MNERVINI: | do.

FRANK NI NERVI NI, having been duly
sworn, testified as foll ows:

MR. GALVIN. State your full name for
the record and spell your |ast nane.

THE WTNESS: Frank M nervini,
MV-i-n-e-r-v-i-n-i.

MR. GALVIN. M. Chairman, do we accept
M. Mnervini's credential s?

CHAI RVAN Al BEL: W do.

21
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Frank M nervi ni

MR. GALVIN. You're good to go.

MR. MATULE: Al right.

M. Mnervini, you heard ny comrents,
but you received and reviewed Ms. Banyra's report of
March 17th and M. Marsden's report wth the | ast
revision date of January 23rd?

THE WTNESS:. | have.

MR. MATULE: And there were a couple of
points raised in M. Marsden's report. He wanted
the detention to be shown on the plan.

| know you al ready have your sewer
hookup approval, but can the signature set of plans
be revised to show that?

THE W TNESS: Yes.

MR. MATULE: And let's see what el se.

Basically these are nore technical in
nature, his comments. Can they be addressed on the
pl an?

THE WTNESS: Yes. | discussed this
already wwth M. Marsden, all of the itens that we
have been addressing.

MR. MATULE: The one thing | would
point out, M. Mrsden, is in nunber 16 in your
|l etter tal ked about two handi capped spaces, if we

have 25 to 50 parking spaces, but we only have our

22
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Frank M nervi ni

requirenment, total requirenent is 19.

MR. MARSDEN: Ri ght.

MR. MATULE: W only have eight on
site, so we are only providing one handi capped.

MR. MARSDEN:. Ckay.

MR. MATULE: | just wanted to nake
sure.

MR. MARSDEN: | just wanted to get
testinony on the record for that.

MR. MATULE: W are all on the sane
page for that. Oherw se, everything el se can be
addressed by M. M nervini.

| don't know -- | guess one of the
ot her issues that | have to speak with the Board
Attorney about is one of the conditions was that the
constituent docunents for the condom ni um have
| anguage in there about the w ndows bei ng covered,
appropri ate wi ndow covering, before a buil ding
permt can be issued and --

MR. GALVIN. | got the answer for you
already. | just had this wwth M chael Cchs, who was
calling me, and he has the sane thing. He was going
to do a condo. What you have to do is you have to
do a deed restriction now. Then when you eventual ly

do your master deed, you would be wi se to nmake a

23



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 24

reference, but | amnot going to check for the
master deed, if the deed restriction is recorded.

MR. MATULE: Fi ne.

MR. GALVIN. | gave you a choice -- in
this condition, | gave you a choice to pick either,
right?

MR. MATULE: R ght, and we wll do
that. | don't have an issue doing that. | can get

you sonet hing. Assum ng the Board approves this, |
will get you sonething between now and when the
pl ans are signed --

MR. GALVIN. O before you are going to
pul | your building permt.

MR. MATULE: -- and before we pull the
building permt. W can talk about the | anguage in
there, because | will probably put sone | anguage in
there which basically would say sonething to the
effect that in the event the building is dedicated
to the condom nium form of ownership, that simlar
| anguage woul d be included in the constituent
docunents.

MR. GALVIN: | think that is awesone.
That is even better.

MR. MATULE: Okay. So | nean, unless

there are any other issues, the Board or the Board
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Frank M nervi ni 25

prof essional s need us to address, | think |I pretty
much that is the story.

MR. MARSDEN: If | may, the new plan
still calls out 29.

THE WTNESS. Yes. W got a revised
survey.

MR. MARSDEN: Well, you got a revised
survey for 88, correct?

MR. MATULE: Right. NAVD

MR. MARSDEN: NAVD 88, correct?

THE W TNESS:  Yes.

MR. MARSDEN: But your plan still calls
out on the cover sheet, NGVD 29.

THE WTNESS: Yes. Well, our plans
were based on the regular survey, but I will be
happy to adjust it --

MR. MARSDEN: That is one thing that
has to be nodified, because originally you did
nodify it, and then you canme back.

THE W TNESS:  Yes.

MR. MARSDEN: GCkay. That was the only
conf usi on.

M5. BANYRA: M. Mnervini, | have a
few questions, if you don't m nd.

So the revised plans that were
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Frank M nervi ni 26

subm tted appeared to be the ones that were approved
as part of the prelimnary with the addition of the
flood plain information. |s that correct?

THE WTNESS: That is correct.

M5. BANYRA: So any of the revisions
are earlier reports in terns of the roof deck, the
green roof, the landscaping and everything. Can you
just kind of walk through for the Board, because if
everybody read the earlier reports, these plans are
not the sane.

THE WTNESS. Want ne to read your
report?

MS. BANYRA: No, no, no. Maybe you
could just wal k through the changes because you went
back to your old plan, right?

THE WTNESS: | under st and.

The changes aren't changes in the sense
that are different for the Board. The changes are
nore specifics requested by you.

M5. BANYRA: No, | don't think so.
| think maybe | amnot stating this correctly.

MR. GALVIN.  Well, wait a mnute. W
are tal king about terns of art, because if you are
saying there is a change in the plan, they are going

to require an anended plan --
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M5. BANYRA: No, no, no.

MR. GALVIN: -- so that is where | am
agreeing -- it's not often that I will agree with
M. Mnervini over you, but in this instance --

(Laught er)

M5. BANYRA: So the |atest plan --

MR. GALVIN. -- don't get used to that.

THE WTNESS: | won't.

(Laught er)

M5. BANYRA: -- the |latest plan that
was submtted, the plan that -- the basis of that
pl an was your prelimnary approval, and you went
right to final with that.

So if anybody had read the reports or
| ooked at the plans, the internedi ate pl ans,
everything is different than what is being
present ed, because you went back to the original
approval, which you -- to avoid the affordable
housi ng obligation, correct?

THE WTNESS: Correct, yes. Well, that
is not --

MS. BANYRA: Not just -- | understand.

THE WTNESS: -- not a fair coment.

M5. BANYRA: -- no, | understand. | am

simplifying it.
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So in terns of the green roof and
things that were shown in Decenber, you went back to
the original approval from 2012.

MR. GALVIN.  Well, condition nunber 8
of the resolution said: The applicant is to supply
a full green roof as depicted on the plans.

M5. BANYRA: They did. They did do
t hat .

THE WTNESS: |'msorry. | understand

M5. BANYRA: | just kind of wanted you
to go back to the original approval because if
anybody | ooked at the internedi ate plans, then what
is comng here |l think is alittle bit confusing for
the Board, and | guess | tried to sumit up in ny
report by just indicating that they are comng in
only for final approval.

Then basically it is just an
admni strative act. You satisfy the resolution, the
conditions of the approval. |If everything is
correct, you get your final approval, and | think
that is really what they are here before us for
t oni ght .

But what you had possibly read in
Cct ober, Novenber, Decenber, there were changes

bei ng done to the plan and particularly sone that
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were probably positive in terns of green roofs and
| andscapi ng and things, but those are all -- that is
all off of the table now So | just wanted to -- |
don't know if the Board it aware of that or not,
so --

MR. GALVIN. kay.

COW SSI ONER GRANA:  That was clear in
your report.

M5. BANYRA: Ckay, great.

THE WTNESS: | think sone of the
coments, nore of the nmjor ones, was the
| andscapi ng on the upper roof, and Sheet Z-8 clearly
shows that we are proposing an extensive green roof.

M5. BANYRA: Right.

THE WTNESS: Also, in terns of
| andscaping, there is a | ower roof section at the
second floor at Sheet Z-5. One of the comments was
to have it designed by a | andscape architect, if
possi bl e, and so then Sheet Z-5 reflects that.

M5. BANYRA: That was the revised one
with the revised | andscapi ng?

THE WTNESS: Yes. | don't believe
this was part of the original proposal.

M5. BANYRA: (Ckay. That is just

relative to the | andscapi ng pl an?
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THE WTNESS: To the | andscapi ng.

In terns of the building itself, |
don't think there were any revisions.

M5. BANYRA: No, no, there is not. |
amagreeing with you on that. | just wanted to nake
t hat cl ear.

So in terns of the things that were not
satisfied that | think -- and | think probably the
garage w ndows, | think need to be addressed.

THE W TNESS: Yes.

| did read your report, and I wll
happily add a note saying that the glass, although
don't understand why this is still part of the
regul ations, that the small glass in the garage door
has to be snoked or frosted in sone way. | wll
happily add that.

M5. BANYRA: That is part of your
ori gi nal approval

THE W TNESS: Under st ood

MS. BANYRA: Let's see.

COW SSI ONER GRANA:  You al so had steps
to the commercial space?

THE WTNESS:. The steps were there,
yes.

M5. BANYRA: They were, yes.
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THE WTNESS: The two sets of stairs
were there on the original plan set.

M5. BANYRA: And then the half w dth
pavi ng, H2N report, that was as per prelimnary?

M. Matule, did you just indicate that
you have county approval and NJDEP?

MR. MATULE: Yes. A resolution was
attached to the application, Hudson County.

M5. BANYRA: (Ckay.

One of the other conditions was the
af f ordabl e housi ng pursuant to the old regul ati ons.
| think that was in the prior resolution that there
be sone paynent towards that.

MR. MATULE: | think the prior
resolution said that if the applicant was obligated
to contribute to a fund, he would have to.

As | understand it, there is no fund,

and that that old ordi nance was stricken down by the

courts, so | don't know that there is really
anything for us to do there.

MR. GALVIN: What is that? | heard
“Court."

(Laught er)

M5. BANYRA: One of the conditions,

Condition 4 of approval, while they are not bound by
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t he new af f ordabl e housi ng ordi nance, | don't know
how t hey are bound by the old one pursuant to the
ol d regul ati ons.

MR. GALVIN. Well, what we put is if

the old ordinance is in conpliance, you have to

conpl y.

| f the Appellate D vision reverses, you

are going to have to conply.

MR. MATULE: Right, but at this point
intime --

MR. GALVIN. They have not acted yet,
so we don't know what is going to happen. The Law
Di vi sion found against us, so | amnonitoring that.
| have no idea when we w || be heard.

MR. MATULE: So it's in there. If it
turns out, we have to conply, then we wll conply.

MR. GALVIN. | agree. | think M.
Banyra pointed sonmething out that is inportant.
That will be one of the conditions of this approval
that you are still going to conply, conpliance with
the prelimnary.

MR. MATULE: Right.

MR, GALVIN. That is in the prelimnary

resolution that you would conply.

M5. BANYRA: M. Mnervini, | didn't
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under stand one of the conditions, and naybe you
could -- which required about the large plate gl ass
w ndows, the w ndow treatnents, what was that from
the original prelimnary approval ? Wat did that
mean?

THE WTNESS: There was a concern by,
don't renmenber which Board nenber, but it was a
concern about the | arge anount of gl ass.

M5. BANYRA: The anobunt of gl ass.

MR. MATULE: That is the condition M.
Galvin and | were just discussing about filing a
deed notice to be in the constituent docunents, that
because there is so much gl ass, they want
appropri ate wi ndow coverings on them

M5. BANYRA: (Ckay.

VICE CHAIR GREENE: |Is the addition of
the flood panels, because that was not part of the
original approval, was it?

MS. BANYRA: No.

THE WTNESS: That is the major
addition here is the flood panels, which will allow
us to get our NJ DEP approval.

VI CE CHAI R GREENE: Does that
constitute a maj or change?

M5. BANYRA: There i s no substantive
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change to the nunber of units, the design, the
square footage or anything, so to ne, that is

just -- what do they call it ex -- second -- other
party approval, what do they call that, Dennis?

What's that termof art?

MR. GALVIN. Well, sonetinmes an outside
agency approval can have a bigger effect. You guys
are finding it didn't have a bigger effect.

MR. MARSDEN: Yeah. Wuld it change
the elevation of the building or the |ocation, that
| would say was a major, but --

MR. GALVIN: And in Condition 10, we
have: The final height of the building will be 74
feet, if the retail space is to neet the base flood
el evation. In the event the applicant receives a
wai ver, which that ship has sailed --

THE W TNESS: Yes, correct.

MR. GALVIN. -- they would have been at
70, so you are 74 feet in height.

THE W TNESS:  Yes.

MR. GALVIN. So I think it was kind of
contenpl ated that they would have to do what was
required to neet the FEMA requirenents.

But if they had nade an additi onal

change, if they had to go to 75 feet, then |I think
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it would have required an anended site plan.

M5. BANYRA: (Ckay. | just wanted to
go through a couple of those points.

And all of the conditions of the prior
approval, M. Glvin, wll be --

MR. GALVIN. | have a condition for
that. | have two conditions at the nonent.

The plan is to be revised to conply
with the Board engineer's review letter, and no
permts are to issue until the engineer issues a
letter to the zoning office indicating full and
conpl ete conpli ance.

Two: The applicant is under the
continuing obligation to conply with the conditions
of the prelimnary approval

CHAI RVAN Al BEL:  Ckay.

MR. MARSDEN: They are going to revise
the plans to show the mssing itens that are on ny
list.

MR. GALVIN. O they shall not pass.

MR. MARSDEN: GCkay. There was one
ot her thing.

| wll remenber sonetine.

(Laught er)

MR, GALVIN. If it was in your review
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letter, you are covered.

MR. MARSDEN: Ckay.

MR. GALVIN. Al right.

CHAI RVAN Al BEL:  Ckay.

Under standi ng that the Board's role
tonight is nore or less mnisterial, | would like to
open it up to the public, if anybody w shes to be
hear d.

Seeing no one, a notion to close the
public portion?

VI CE CHAIR GREENE: Move it.

COW SSI ONER MC ANUFF:  Second.

CHAI RVAN Al BEL: Thank you, Owen.

Al in favor?

(Al'l Board nenbers answered in the
affirmative.)

MR. GALVIN. Call for a vote

As you said, it is a mnisterial act to
get the final

CHAl RVAN Al BEL: W need a vote to
approve the final site plan.

MR. GALVIN  For 301 Newar k.

CHAI RVAN Al BEL: We need to have a
notion to approve the final site plan for 301 Newark

subject to the conditions.
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VICE CHAIR GREENE: | will nove it.
COW SSI ONER GRANA:  Second.

CHAI RVAN Al BEL:  Pat ?

M5. CARCONE: Conmmi ssioner G eene?
VI CE CHAI R GREENE: Yes.

M5. CARCONE: Comm ssioner DeFusco?
COW SSI ONER DE FUSCO.  Yes.

MB. CARCONE: Conmm ssioner G ana?
COW SSI ONER GRANA:  Yes.

M5. CARCONE: Conmi ssioner Fisher?
COW SSI ONER FI SHER  Yes.

M5. CARCONE: Conmi ssioner MAnuff?
COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE: Conmi ssioner Tremtiedi?
COW SSI CENR TREM TI EDI :  Yes.

M5. CARCONE: Conm ssi oner Ai bel ?
CHAI RVAN Al BEL:  Yes.

MR. MATULE: Thank you.

(The matter concl uded.)
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CERTI FI CATE

|, PHYLLIS T. LEWS, a Certified Court
Reporter, Certified Realtine Court Reporter, and
Notary Public of the State of New Jersey, do hereby
certify that prior that the foregoing is a true and
accurate transcript of the proceedings as taken
stenographically by and before ne at the tine, place

and date herei nbefore set forth.

| DO FURTHER CERTI FY that | am neither
a relative nor enployee nor attorney nor counsel to
any of the parties to this action, and that | am
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t he acti on.

s/Phyllis T. Lewis, CSR CRR

PHYLLIS T. LEWS, C S.R Xl 01333 C R R 30XR15300
Notary Public of the State of New Jersey
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NJ ADC 13:43-5.9.
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(Chai rman Janmes Ai bel recused.)

(Exhibits A-1 through A-5 marked for
identification.).

VI CE CHAIR GREENE: Are you ready?

As you may have noticed, Chairman Ai bel
has left the room He has recused hinself, so we
are going to carry on without him

M. Matule, you have the floor.

MR. MATULE: Thank you.

Good eveni ng.

Robert Matul e appearing on behal f of
t he applicant.

This is an application for property
that we are commonly referring to as 1312 Adans
Street. It is actually a through-Iot between Adans
and Jefferson. The applicant is seeking approval to
construct a new m xed-use building on a forner
industrial site. W wll get into nore details as
we go along. But just as an overview, the building
wi Il have 66 residential units, seven of which wll
be affordabl e.

| wll have the testinony of our
architect, M. Mnervini; our planner, Ed Kolling;
our traffic engineer, M. Staigar. | don't know if

we will get through all of that tonight or not, but
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we w il see.

But before | have M. M nervini
testify, I would Iike to have the principal of the
applicant, Jeffrey Wiite, sworn in to testify to
gi ve the Board nenbers, because he has the best
understanding of it, a brief history of the site,
what it was formally used for, the renedi ati on of
the site, et cetera.

MR. GALVIN. The Chairman and | tal ked
about it -- the Vice Chairman and | tal ked about
that at ten o' clock will be when we are shooting to
stop tonight.

MR. MATULE: Ckay.

MR. GALVIN. So we have six Board
menbers, and you know, it's less for the seventh
person to | ook at.

MR. MATULE: Very good.

MR. GALVIN. | nean, if you are
between, or if you are on a witness, we will figure
it out.

MR. MATULE: Ckay.

VWll, on that note, M. Wite, if you

want to cone up and get sworn.

Qoviously, M. Wite will be testifying

as a fact wtness, not an expert w tness.
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MR. GALVIN. Raise your right hand.

Do you swear to tell the truth, the
whol e truth, and nothing but the truth, so help you
God?

MR. WH TE: | do.

JEFFREY WHI TE, having been duly sworn,
testified as fol |l ows:

MR. GALVIN. State your full name for
the record and spell your |ast nane.

THE WTNESS: M nane is Jeffrey Wite,
Wh-i-t-e.

MR. GALVIN. Thank you so much.

Your W tness.

MR, MATULE: M. Wiite, you are a
principal of the applicant for this application this
eveni ng?

THE WTNESS: Yes, | am

MR. MATULE: And you reside in Hoboken?

THE WTNESS: Yes, | do.

MR. MATULE: And you have been
devel opi ng property in Hoboken for sone tine?

THE WTNESS: Over 20 years.

MR. MATULE: And you have done multiple
proj ects around town?

THE W TNESS:. Many dozens, scores, 30,
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Jeffrey Wiite 45

40 50 projects in Hoboken alone. | devel oped
properties all over the State of New Jersey as well.

MR. MATULE: Okay. And the particular
site where we are going to be devel oping, could you
gi ve the Board nenbers a brief history of the site,
what it was formally used as, and you know, how you
came about it?

THE WTNESS: Yes. This site was
formerly American Magnesi um and had been for over 50
years. It was a famly run business. They were a
foundry. They would cast parts for Sikorsky
Hel i copters and other commercial aircraft.

During the three generations that ran
t he conpany, they built up the business, which was
fairly significant for a tinme. | think they had as
many as 25 enpl oyees for a while.

MR. MATULE: Just, for the record, we
premarked this photo board as A-1, and | will have
M. Mnervini identify it when he testifies, but
just for identification.

MR. GALVIN. You are good.

Pl ease proceed

Forget it. W know the site.

THE WTNESS: Yes. It sits in the

i ndustrial zone, but for the past 15 years they | ost
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Jeffrey Wiite

a significant anount of business. About three years
ago, Mchael Cristello passed away. He was the

| eader of the famly and the last one to run the
operation there, and they had no nore business left.
They were | osing busi ness anyway, and they tried to
retool, and they tried to change busi nesses to sone
commerci al grade, but their applications had all
noved away.

Si korsky started die casting their own
parts, so they lost their biggest custoner, and the
building itself had problens as well. As we say in
my busi ness, the building has served its useful
life. It is significantly dilapidated and falling
down. To even repair the building in its state
woul d be incredibly expensive and probably not the
best thing to do with it anyway. So regardless of
what happens, this building has served its useful
life for sure. New everything, new electric, new
gas, new roof, new floors, everything would have to
be redone in the building.

And approximately two and a half years
ago, the Cristello famly and | cane together and
made plans to build what you see here, and |
acquired the property just fairly recently, but over

the past two years we have been renedi ating the
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site. There was sone -- | wouldn't say there was
significant contam nation, but about a half a
mllion dollars worth of renediation.

There was soil renediation. There were
petrol eum products in the ground and ot her
distillants, things they used for the process of the
casting and washing these parts. The concrete
itself fromwhat the building was nade, there was
asbestos, and there still is, that was renoved. It
is alnost all renoved. This is about I'd say 95 to
97 percent renediated at this time. There are a few
t hings that have to be done, deed notice, and a few
other end things for the DEP, which wll be done in
short order. The building has to be renoved,

t hough, for that to happen and a few other things.

MR. MATULE: As part of the
remedi ati on, does the property have to be capped?

THE WTNESS: Yes. As part of the DEP
mandate is a capping of the entire property.

This sits right next to the old Cognis
pl ant, which is now BASF. Their site is nore
contam nated than this. | amfairly well versed on
their contam nation.

But this one is virtually ready for

residential contact in terns of DEP parl ance, except

a7
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it wll need a cap on the entire property for
what ever goes on the site.

MR. MATULE: kay. And as part of your
application, you will be providing noderate and | ow
i ncome rental housing?

THE WTNESS: Oh, yes.

Anmong ot her things, we believe a
building like this on a site such as this.
particularly transitioning froman ol der industrial
use to what we believe is really the business of
Hoboken now, which are communities and housing, an
industrial site like this, which sort of sits in md
block. To the north is a strip center. It's sort
of nore of what | think is a suburban type of retai
strip where cars can pull up.

The only other parcels on the block are
to the south, which is for the park, the entire BASF
site, and that park has been proposed for many
years. W got sonme drawi ngs sort of show ng the
park there.

| believe that the Gty of Hoboken and
the northwest and the entire town has to have this
park regardl ess of what happens to this site to
anchor everything in the northwest, and this

bui l di ng hopefully will help to service sone areas
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of that park

| imagine that once this building is
built besides the 66 units, and we w Il tal k about
t he af fordabl e housi ng and the people and the
famlies who will get that, but | inmagine that sone
day, I will have to cone back before this Board and
hopefully the city council and be able to put space
in this building, which is now | abel ed as storage
for service to this future park

Now, | am junping way ahead, and | am
sure Councilman Galvin really has nothing to do with
this application. However, |I'mgoing to show right
now t hat there's storage here. But | inmagine that
this park is going to be here, and I want to put in
the future a bicycle shop here, maybe an ice cream
shop, something to service this future park.

So beyond the fact of all of the other
conpliance and the FEMA rights that we now conply
with, the other major focus of this building for us
and which we are very proud of, that this is the
first proposed building under the new Hoboken
af f or dabl e housi ng ordi nance.

It has taken ne approxinmately a year to
get through this ordinance and to figure out how it

wor ks and what has to be done, and | would like to
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complinment the Gty Consultant, Shirley Bishop, for
W t hout which there is no way | could have gotten
through it. But | hope this building in the future
stands as a tenplate for other buildings to cone in
Hoboken in terns of how a commercially driven

proj ect can supply affordabl e housi ng anongst ot her
things in town and nake the city and the street
scape better.

This building will receive not a dine
of federal, state, county or | ocal noney to be
built. It wll not receive or request a PILOT,
Payment In Lieu O Taxes, and with its comerci al
ability pay for the housing for the seven affordable
and | ow i ncone units, and hopefully other buildings
inthe future will followin this footstep and this
tenpl ate, because | believe that is the future for
housi ng i n Hoboken and the rest of the state.

MR. MATULE: Cxay.

THE WTNESS: M experts will talk
about nore of the specifics and sonme of the other
things with the -- all of the other rights, and I am
glad to answer any other questions as well.

Thank you for your tine.

VICE CHAIR GREENE: Do the Board

menbers have any questions?
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COW SSI ONER FI SHER:  Can | ask a
question, if | mght?

VI CE CHAI R GREENE:  Sur e.

COW SSI ONER FI SHER  You nenti oned
that the adjacent site has contam nation on it?

THE W TNESS: Yes.

COW SSI ONER FI SHER:  I's just the
cappi ng of your site going to keep that
contam nation frommagrating in and up, so --

THE W TNESS: Yes.

Well, right now there has been no found

mgration fromthe Cognis site to ny site, or ny
site -- there's no nore contam nants on ny site that
will be a source of contam nation.

However, we have wells in the property,
that need to be eight-quarters of testing, but nore
than likely there will be three or four testings to
finally cap the wells, but they will exist on the
property with the cap, and there is no mgration
fromtheir site. They have PCBs on their site

This particular lot, though, is not
nearly as contam nated as the | arger piece to the
south, which is this large piece. Apparently this
was nore of an adm nistrative, shipping building and

the contam nation was |limted here.
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This site has sone significant PCBs.

have noticed sonme work going on on this site. There

are sonme druns, and they are doing sone testing.
have read their file in the past as well.

COW SSI ONER FI SHER  Ckay.

VI CE CHAI R GREENE: Anybody el se?

| just have one question

THE W TNESS: Yes.

VI CE CHAI R GREENE: \When you refer to
"capping the property,"” can you descri be what that
is and what that process is?

THE WTNESS:. It is not a conplicated
property -- it's not a conplicated nethod.

It is basically a thick vapor barrier,
which is a heavy plastic, which is approved by the
DEP and then an engi neered anount of either tarnmac
or concrete, so it becones fairly inpervious for
anything to cone up and out of.

There will also be a deed notice that

will say, you can't penetrate that, nobody can dril

holes in it wthout proper authority fromthe DEP
and prior approval. It is basically concrete.

VI CE CHAI R GREENE: What ki nd of
dr ai nage probl ens does that create?

THE W TNESS: None, because in this
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will be full water retention and water detention,
engi neered wth all FEMA standards and all current
bui | di ng codes and regul ations, so that is actually
engi neered into the capping. Those are basically
big concrete tubes and tubs that hold the water, and
t hat becones part of the cap, and Jeff can speak
nore to that.

MR. MARSDEN: The question is: You are
not going to match -- neet the infiltration
requirenments. You are going to ask for a waiver for
t hat from DEP?

THE WTNESS: | don't think we are
going to ask for a waiver because we are going to
build this at a height on this first floor where |
won't need a waiver. That's the way it's planned
NOW.

MR. MARSDEN: No, no, for the
infiltration

MR. M NERVIN : He's asking about the
gar age --

THE WTNESS: On the water
infiltration?

MR MNERVINI: [|'msorry.

THE WTNESS: | didn't understand the

gquestion --
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MR. MATULE: Cone up, Frank.

MR. GALVIN:  No, tine out.

VICE CHAIR GREENE: |f you don't know
the answer, if you are not an expert, then we wl|
talk to the expert.

MR. MARSDEN: Sorry about that.

VI CE CHAI R GREENE: Anybody el se?

M5. BANYRA: Yes. | had just a
questi on.

M. White, three years ago, | think you
said that the principal of the building -- the
original owners passed away.

THE W TNESS:. Passed away. The famly
still owns it.

M5. BANYRA: Al right.

So the condition of the building three
years ago was --

THE WTNESS: Fairly simlar to what it
is now It was a ness. It was a weck. Buckled
floors, leaking ceilings, structural failures in
sonme places, contam nation --

M5. BANYRA: Is that the entire
building, or is the front different fromthe back?
Maybe you could just --

THE WTNESS: Significant all the way
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t hrough, through and through.

And in the back, this building sits on
about 10,000 square feet. The entire lot is 20,000
square feet, so approximately half was building, a
story and a half.

The rear portion of the building on
Jefferson Street, there's sone pictures here. These
are gone now, part of the renediation. They had
storage trailers. They had die cast parts. They
had dies, all of that and the netals, netal
shel ving, all of that was renoved as part of the
remedi ati on.

M5. BANYRA: So the building in the
front, | recall you having a for sale sign or a for
rent sign on it.

THE WTNESS:. Yes, for a long tine.

M5. BANYRA:  Yes.

So was there an attenpt to rent it?

Was there an attenpt other than to nove
it right into -- | think you indicated you
pur chased - -

THE WTNESS: | don't know if they
attenpted to rent it. By the tine it had cone to
me, it was a for sale property, and | net with the

famly and di scussed what they wanted to do, and the
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main thing that | did with themwas the renedi ati on.
They had no idea how to nove through that. They did
get counsel. | advised them

As a matter of fact, they used a
Hoboken conpany that | brought in, Atlantic
Environnmental, to see themthrough

MR. MARSDEN: Who did you bring in?

THE WTNESS: Atlantic.

MR. MARSDEN: Atlantic, and you -- when
this is done, you will have an NFA from DEP?

THE WTNESS: They don't issue NFAs any
nmore. \What they issue is an RAL, a Renedial Action
Qut cone Letter that supplants now the old NFA |
wi Il have an RAOwi th a deed notice.

MR. MARSDEN: And this isn't being
managed by an LSRP?

THE WTNESS: It is being nanaged by an
LSRP, yes, absolutely. Atlantic is the LSRP

MR. MARSDEN: They are the LSRP?

THE W TNESS:  Yes.

M5. BANYRA: Do you want to explain
that acronym for people who don't know what that
nmeans, Jeff?

MR. MARSDEN: |'msorry. Licensed

Renmedi al - -
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MR. MATULE: It is a Licensed Site
Renedi ati on Professional, LSRP

MR. MARSDEN: Thank you.

THE WTNESS: Basically the DEP --

(Everyone tal king at once.)

MR. GALVIN. Woa, whoa, whoa. Stop
You have to respect the court reporter.

THE WTNESS: | can explain the
di fference.

The Departnent of Environnental
Protection used to approve every environnent al
action taken on a property. You would have to apply
to them They would reviewit, send it back and
t ake action.

They now have a |icensed renedi ati on
speci al i st known as an LSRP that oversees every
action out in the field and can approve work to be
done.

They also still submt it to the DEP
but the LSRP is an independent |icensed renedi ation
expert, reviews and sees the entire process through.
It saves a lot of tine.

A site like this woul d have taken
instead of two years to get to this point, in ny

estimati on, because | have been involved in sites
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like this before, five to six years, so it
significantly cuts down the tine.

MS. BANYRA: If the building had been
just rented to sonebody el se, would you have had to
have gone through the renedi ation at that point or
probably not?

THE WTNESS: You know, under the
I ndustrial Site Recovery Act, | don't know. It is
possible. It depends on the changes of use.

The zoning officer of this town may
have made themdo that. | don't know There are
many things that can trigger that.

VI CE CHAI R GREENE: Anybody el se?

Ckay. | guess we are done.

MR. MATULE: Thank you.

MR. GALVIN. Questions of the public,
questions of the public of this w tness?

Seei ng no questi ons.

VI CE CHAI R GREENE: Seei ng nobody.

Cl ose public.

COW SSI ONER DE FUSCO:  Mbotion to cl ose
the public portion.

COW SSI ONER MC ANUFF:  Second.

(Wtness excused.)

MR. MATULE: Frank M nervi ni
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MR. GALVIN. Raise your right hand.

Do you swear to tell the truth, the
whol e truth, and nothing but the truth, so help you
God?

MR. MNERVINI: | do.
FRANK NI NERVI NI, having been duly
sworn, testified as foll ows:

MR. GALVIN. State your full nanme and
spell your |ast nane.

THE WTNESS: Frank M nervini
MV-i-n-e-r-v-i-n-i

MR. GALVIN:. Do we accept M.
M nervini's credential s?

VICE CHAIR GREENE: |'mnot sure. |
have to think about it, but | guess we wll.

(Laught er)

THE WTNESS: Then you'll be getting
out of here early tonight.

MR. MATULE: Thank you, M. G eene.

M. Mnervini, | previously nentioned
that we had premarked sone of the boards, so as we
go through them just call out the identification
reference on themfor the record, and | wll ask you
guesti ons.

The board that has been nmarked A-1, the
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photo board, all of those photos were taken by your
of fice?

THE WTNESS: By ny office, as well as
| think we took sone Google shots fromthe internet
servi ce.

MR. MATULE: They accurately depict the
present conditions of the property?

THE W TNESS: Yes.

MR. MATULE: Al right.

Wbul d you pl ease describe for the Board
and any nenbers of the public who are here the
exi sting site and the surroundi ng area?

THE WTNESS:. M. Wite did a great
] ob.

The site itself, I'mtal king about
measurenents, it is a through block. The property
is 200 feet deep, so it goes between Adans Street --
13th and 14th and Adans Street and Jefferson.

So the width, if we go back to the A-1
photo board, the width here is 100 feet. This is
al ong Adans Street. As nentioned before, we are
directly adjacent to a one and a half story
commerci al building that houses, |I think there is a
gymthere, there is a restaurant and two day care

centers, so that is this building.
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The site is 100 feet wide, and it is
200 feet deep, so it goes again a through bl ock
bet ween Adans and Jefferson

The site directly to our south is part
of the BASF site, which is, and | wll get to this
in nore detail, which is part of the Northwest
Redevel opnent Pl an and sl ated to be a park.

That | eads me to what in essence is
describing to this Board how t he whol e design of the
bui | di ng cane about. W have got not nuch context
interns of residential use. W have a conpliant
property owner or assuned to be property owner who
wants to put residential use here, so we had several
factors to deal wth.

We knew that the property was going to
be capped. W knew that 100 percent of the property
was going to be covered in concrete, so that hel ps
us go in a direction. But the biggest driving
factor -- well, there are two big driving factors
here. The first is our proximty to the Northwest
Redevel opnent Pl an.

There is a building directly to our
east, the closest residential building, and it is
actually an entire bl ock of buildings, and that is

this, and that is on the eastern side of Adans
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bet ween Jefferson -- | nean between 13th and 14th.

That building is within the Northwest
Redevel opnent Plan. That is permtted to have 90
percent | ot coverage on the ground floor, six
stories, and | don't know how many units are there,
but that property has an ordinance attached to it.

Qur property is not within the
Nor t hwest Redevel opnent Pl an, and the reason | say
that, and | got a little board here, A-2, and this
is nmy copy of that plan, everything that we col ored
in blue is the Northwest Redevel opnent Plan within
that plan. Yellowis our site.

What we have cone to realize is that
our site was not included because at the tinme that
the map was drawn, this was a working foundry. So
to take that thought a bit further, the thinking was
that if this were not a working foundry at the tine,
it would have been included in that plan, and
think this graphically shows it and makes a certain
amount of sense.

This parcel and this parcel were also a
wor ki ng chem cal plant at the tine, so | can pass
this around, but --

MR. GALVIN. The question is: Has

there been any effort to reach out to the city to
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see if they want to include that in the
redevel opnent pl an?

MR. MATULE: No.

THE WTNESS:. There is no redevel opnent
plan that's been adopted for this site right now.
There are several, and |I think E |l een knows nuch
nore than | do about this --

COW SSI ONER FI SHER | t hi nk what
Dennis is suggesting is going to the city and asking
themto just nove the boundary over a little because
of the spirit, you said it was a working foundry
before --

THE W TNESS: Under st ood

| don't know if that has been done, but
we did the sane in ternms of our building design, so
we took that concept --

M5. BANYRA: (Ckay.

MR. GALVIN. Frank, I'"'mjust going to
say: We have a lot of new Board nenbers, and | want
themto understand that the fact that we are close
to another zone doesn't nmean that we get to treat it
i ke the other zone.

You can take that into consideration,

t he buil dings and the nei ghborhoods and the effect,

but you are stuck with we have to ook at this from
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the 1-1 -- thisis an I-1, right?

THE WTNESS: This is within the I-1
zone, correct.

MR. GALVIN. Right. So residential
uses are permtted in the zone. It requires a D
vari ance --

THE W TNESS: Absol utely.

MR. GALVIN. -- just in the effect of
full disclosure, I want you to understand that, but
ot herw se --

THE WTNESS: But, renenber, | started
this part of ny testinony discussing how the
bui l di ng design canme. | was not suggesting that --

MR. GALVIN. No, no. | know.

| think you are being very honest with
the way you are presenting it to us. | just want to

hel p them understand what their obligation is to
consider it.

THE W TNESS: Sure.

M5. BANYRA: M. Mnervini, just going
back a little bit, because you are kind of bordering
on planning testinony, so | didn't know if you want
to |l eave sone of that in ternms of --

THE WTNESS: Yes. | won't speak to

t hat any | onger.
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M5. BANYRA: -- nunber one.

The other thing is what | did want to
ask you nore about as the architect, if you could go
t hrough the building. W heard fromthe owner in
ternms of that, but as an architect, that is not
pl anning testinony to ne. Maybe you can go through
the condition of the building and, you know, go
t hrough what M. Wite as a fact witness, you are an
expert witness in this --

THE WTNESS: Yes, and | have wal ked
t hrough the building --

M5. BANYRA: G eat.

Coul d you kind of go through that with
t he Board, and describe the condition of the
bui | di ng because it is relevant to the hearing.

THE W TNESS: The buil di ng has got
adm ni strative offices, but the majority of it, as
Jeff said, 10,000 square feet is open foundry space.
It is in very poor condition. | don't know how el se
to say it.

I f by sone chance in the world, if
t here was anot her foundry |ooking for space, this
woul d have to be significantly upgraded just to neet
any code requirenents, even if it were not a change

of use. A new set of plans would require it to
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conformto nost portions of the prior building.
This building wouldn't do it. This building
certainly doesn't work as a residential building.

Wl |, of course, as the Board now
knows, once the site becones residential, we have to
remedi ate and we have to cap it.

So | could talk about the building. |
amnot a structural engineer, but I wll tell you it
is in very, very poor condition. It is a
conbi nation of three or four different buildings
built over probably 50, 60, 70 years, |ike many of
the old industrial buildings here in Hoboken were.
It is just, again, in very poor condition

M5. BANYRA: |s that today, M.

M nervini, or was that three years ago? |'mjust
curi ous.

THE WTNESS: | don't think it changed
much in three years, but there has been sone nore
wat er danmage in three years, but the condition of
t he building has been the sane as far as
under st and.

M5. BANYRA: Were you retained three
years ago, two years ago? Wen did you start on the
proj ect ?

THE W TNESS: No. | | ooked at this
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probably four years ago for another client,

So do | have know edge of its
structural integrity at the tinme?

| have, based on visual inspection,
yes.

M5. BANYRA: (Ckay. That is great.

Thank you.

COW SSI ONER FI SHER | think what one
of the things that you said was inportant is in
order to nake it residential, you have to cap the
site, so retaining this property is not possible --

THE WTNESS:. It's not possible.

COW SSI ONER FI SHER  -- no matter
what ?

M5. BANYRA: For residential.

COW SSI ONER FI SHER  For residenti al,
yes

THE WTNESS. For residential -- yes --

COW SSI ONER FI SHER  Woul d cappi ng not
be required for other uses?

MS. BANYRA: Not necessarily. That is
what | asked M. Wiite. | amnot that famliar, |
amnot an expert in that, but | don't --

THE WTNESS: It depends on the

particul ar use.
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M5. BANYRA: If it's an industrial use,
it may not be.

THE W TNESS: Yes.

Now, there were open contam nates here,
so renedi ati on woul d have to be done anyway.

Wuld it have to be capped to that
extent? | don't know.

So anyway, the way we | ooked at this
project to design it, because there isn't a |lot of
context, there is the building in the Northwest
Redevel opnent Pl an across the street that |
ment i oned.

We have this map, but a significant

driving factor was the fact that the city had sl ated

as part of the western edge redevel opnent plan, but
not yet adopted, that the two properties to our
south, both BSAF and Cognis are slated to be a park
area. So wth that in m nd, we designed a building
that would work very well with the park adjacent to
us.

So what we did, first, we nade sone
assunptions, and this is -- the Board has not seen
this. This is A-5. These are renderings of the
bui I ding, but the building placed on the site in

context wth the adjacent buildings, and what we
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t hi nk the proposed park may be.

So wth that in mnd, instead of
orienting the building like all the others in the
Nor t hwest Redevel opnent Zone, which would be --
these are plan set. The plans that you have, those
are not marked.

Here is our site. If this were the
Nor t hwest Redevel opnent Zone and not adjacent to a
future park, very sinply what woul d have happened
was there would be a building here and a buil ding
here. This is Adans. This is Jefferson, and a
one-story garage connecting the two.

Because our property has this area
slated to be a park, we changed the orientation of
the building. So what we have done instead, we
reduced this dinmension and added a connecting w ng
bet ween what woul d have been two separate buil di ngs.

What that allows is many nore
apartnents to have a vista of this potential future
park. W had to, of course, be concerned about the

property that we were in essence putting our back

to, but that we don't think is -- we haven't treated

that negatively because the property there is that
sanme commercial building we were tal ki ng about, that

is -- ifl can find it -- in here, and it has a
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par ki ng | ot.

So there is a building in the back, and
it has a parking lot in front of it, and then is the
vi aduct, so there are no other structures there. So
we didn't think, and | amvery conpetent to say that
we were putting our back to any building. As | get
to the floor plans, it will make nore sense in terns
of the apartnent | ayouts.

But the sanme board that | showed you
these two walls we are proposing as green walls.
They are on the property line. They cannot have
w ndows, so we thought the best way to treat this
park and then eventually it would be treating this
park, so here is our property -- pardon ne -- here
is our property, here's one BASF site, and here's
the second. So we oriented the buil ding open
towards this park, two green walls to soften a very
hard edge.

The top of our garage, which is the
second floor, is commobn outdoor space, and | have a
| andscape drawi ng to go over.

O course, we also had to contenpl ate
if for sone reason the city didn't go ahead with the
idea of a park, this building works just as well.

It works whether there is a building next to us or a
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park next to us.

M5. BANYRA: M. Mnervini, is that why
you said it because it is on the property line,
where it can't have w ndows?

THE WTNESS: Correct. That is our
property lines separating us fromwhat would be --

M5. BANYRA: If it was a future
building. If it wasn't --

THE WTNESS:. Even if the park is
there, we are not permtted to have wi ndows on the
property line. Any property line that is shared and
not on a street frontage cannot have w ndows.

M5. BANYRA: (Ckay.

THE WTNESS: Unfortunately, that is

t he case.
MS. BANYRA: Is that a building code?
THE WTNESS: That is a building

code -- yes, I'msorry -- it's not a zoning code.

It's a construction code.

M5. BANYRA: (Ckay. And was that not
related to fire?

THE WTNESS: It is related to fire,
but the construction code doesn't contenpl ate what
IS next to you. Wether it's a park or a building,

it contenplates the worst case scenario. So even

71



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 72

though it is a park, sone day it possibly could be a
buil ding, and that is what the construction code
contenpl ates, and it's very strict.

COW SSI ONER FI SHER How nuch of a
set back do you have to have to get w ndows?

THE WTNESS: The further back you are
the nore windows. So it could start at five feet,
you have a small five percent possibility of
wi ndows. Then if you go to 15 feet, if it's past 15
feet, there is no limtation.

But the way the building is designed,
and I will get to the floor plans in ternms of our
bui | di ng and our apartnents, w ndows are not needed
on that spot because, again, nore often than not
there is a building adjacent to you on sonething
like this.

So | tal ked about the Northwest
Redevel opnent Pl an, how our property is a bit of an
or phan property, still, of course, within the I-1
zone now, but in ternms of the city's future
pl anning, | tal ked about the park which hel ped us to
orient the buil ding.

The third aspect of this design process
in this case was the nunber of units and the height.

So, again, back to the Northwest
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Redevel opnent Pl an, which allows a ground fl oor
parking and five residential above, but that didn't
consi der the affordable housing requirenent. So
with this building, we have taken the sane density
that woul d have been permtted across the street, or
if this property were within the Northwest Plan, and
added one floor, which is our seventh floor, which
woul d then allow for the seven affordable
residential units to be built, so that extra floor
here allows that, so the building can support the
seven residential units with this seventh floor.

The building at its total -- at its
hi ghest point and the grade, it varies, is about 81
feet, although the zoning, I-1 zoning, doesn't
contenpl ate residential use. It does allow eight
feet inthis area, so --

M5. BANYRA: M. Mnervini, you know,
you are testifying as to why this is suitable, and
you are using the Northwest Redevel opnent as a
suitability test --

THE WTNESS: That is not what | did.

M5. BANYRA: -- well, that is what it
sounds like. So just for the Board nenbers, you are
indicating that this is the same except we are now

al l owi ng one extra floor for the affordable units.
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You are not permtted to have residential at all --

THE WTNESS: | think it is very clear
that this isn't industrial use. | think I have been
very clear that --

M5. BANYRA: | amreiterating for the
Board --

THE WTNESS. -- yeah, maybe | should
have done a better job.

MS. BANYRA: No, no, no. You're doing
a good job --

MR. GALVIN. No. W are not saying
that you are not being honest. | said that earlier.
| think you have been clear, but you are telling us
that you are | ooking towards the redevel opnent that
is nearby for sone of the standards that you want to
apply the standards of the nearby redevel opnent zone
to create this building --

THE WTNESS: Not in ternms of the
bi gger planning sense. | amtrying to nake a
poi nt --

MR. GALVIN: No, no. But you're
telling us what your design -- when you thought
about it, like what kind of a structure am| going
to put here, you |ooked to this redevel opnent area

to cone up with that idea.
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What the Board needs to understand,

t hough, there is very specific zoning that is
required in this zone. There is no residential
zoning in this district, so you have a clean slate
here, a blank slate. You can do anything, and this
IS your way.

THE W TNESS: Absolutely, and that is
part of the difficulty, and that's part of the
reason | have been explaining this, because it is a
cl ean sl ate, and where do you start?

You coul d have a devel oper, who would
want to put two high-rises here. |Is that feasible?

Maybe it is.

But instead, we | ooked at context, a
reason -- a lot of context in terns of residential
use, but there is this building, which is right
across the street, part of the Northwest
Redevel opnent Plan, and | only keep nentioning that
because it is our closest residential context. W
are absolutely not in that plan. W didn't use al
of its or abide by all of its regulations, but the
bul k of it was a guide for us placing a residenti al
use in an industrial zone.

That, of course, again, along with the

park, which is not there, it is sonething proposed,
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but we | think are hopeful that it will be, and any
resi dent of Hoboken probably knows the story of
these two parks, so the building can safely work, if
the park is here or not.

As | get into the floor plan, | wll
describe a bit nore what M. Wi te had nenti oned.

MS. BANYA: Right.

MR. MATULE: Wy don't you describe the
proposed bui |l di ng?

THE W TNESS: Yes.

MR. MARSDEN: One question.

On your plan when you show the
devel opnent inside of that, you know, horseshoe, it
shows a paper sidewal k comng out. That is totally
dependent on having the park next door, right?

THE WTNESS: You nean the sidewal k
com ng out on the public property side?

MR. MARSDEN: Keep going. The one that
shows the actual |ayout of the interior of that main
hor seshoe pl an.

There you go, right there.

THE W TNESS: Here?

COW SSI ONER FI SHER  That is on the
second fl oor.

THE WTNESS: That is the second fl oor

76
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COW SSI ONER FI SHER  That's not the
ground fl oor.

THE WTNESS: COkay. And | wll go
through that. It is not yet clear, but it will be
clear when | get through with the plan.

But as | nentioned, here's --

MR. GALVIN: Bad news. It snells |ike
sonething is on fire.

THE WTNESS: Yes, | snell it, too.

M5. BANYRA: Yeah, it stinks.

So when we're saying "it stinks,"
Frank, it's not your testinony.

MR. GALVIN. Does anybody have
mar shnmal | ows?

(Laught er)

(Discussion held off the record.)

THE WTNESS: Well, that is the exit
door, and as an architect, | can point everybody to
the exit door energency light.

(Laught er)

Al right. So | wll continue.

VI CE CHAI R GREENE: Pl ease conti nue
until it gets unbearable with the snoke.

THE WTNESS: We have covered the first

floor of this building will have parking. There are
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66 residential units that we are proposing. W are
proposi ng one conmerci al space, which is raised
above base fl ood el evati on.

The main entry to the building is al ong
Adans Street. There is a secondary entry to the
bui | ding al ong Jefferson Street just for
conveni ence.

Par ki ng, we have chosen to have ingress
and egress, two of them on our 100 foot w de parcel
al ong Jefferson Street, so 61 cars will cone in and
out off of Jefferson Street.

Ch, | do snell it now.

The main entry will be off of Adans,
because of the -- at the tine the influx requirenent
for the ABFE, what we have done is we have raised
our 1400 square foot commercial space -- yes --
commerci al space to that 13 foot height, which is
j ust about one story above our sidewal k. It is
about an eight, eight and a half foot or so
si dewal k. That allowed us then to have parking
underneath it.

So, in essence, alnost the entire
ground floor is parKking.

This corner, at the -- we will call it

one and a half story section is a commercial space
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of 1258 square feet, so nowthis plan is |ooking at
comrerci al space that is eight feet above sidewal k,
your | obby space here, and all of the rest is
par ki ng.

M. Wiite referred to our storage
space, so we proposed, again because the garage had
such a tall ceiling, we proposed a nmezzani ne space
that will be residential storage for the occupants.

But with the future in mnd of the
park, we are then -- we are prepared to have sone of
t hat nezzani ne space, of course, with this Board's
approval, we'll have to cone back to the Board, the
nmezzani ne space that is right along the property
line that separates us fromthe park, that could be
all commercial, small commercial stores serving the
park. And because of the height difference, we
woul d need stairs, so what we designed, and again,
this is just purely schemati c because we don't know
if the park is comng, but if the park does cone, we
are prepared for it. It would be grand stairs
comng fromour building to the park and accessing
any of this comercial space.

M5. BANYRA: M. Mnervini, | just
wanted to ask the attorney then. So this is not

part of the proposal. |Is this appropriate to have
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for the Board' s review?

|"mjust -- because | don't think it is
part of the application, so --

MR. GALVIN. The problemw th this
presentation is that the city doesn't have a defined
plan for the park that we are tal king about. It may
never happen, so --

THE WTNESS: And, of course, if the
park were to happen, we would have to cone back to
this Board for approval of that nmezzani ne space.

M5. BANYRA: Under st ood.

But the only point | ammaking is it is
not part of this application, so | think by -- it's
almost -- | don't want to say it's msleading, but I
know what you are doing, but | think you just have
to stay with what you are asking for and what is
here right now.

THE WTNESS: | understand that. But
to |l ook at the nezzani ne space w t hout knowi ng where
it came from it would be conpletely out of context,
and it would |l ook Iike what we are planning is lots
of storage space.

MS. BANYRA: That is what it says in
your application.

THE WTNESS: O course, that is what
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it has to say. W are prepared with that space to
get the park, but | agree --

MS. BANYRA: No.

THE WTNESS: -- but right nowit is
shown as nezzani ne space, which will be storage for
the units.

M5. BANYRA: |'msorry, Frank

(Board nenbers confer.)

THE WTNESS: Sheet Z-5 is a good one
to help describe the actual building itself.

Jefferson Street, Adans Street, at
ground fl oor we have parking, our nezzani ne space,
whi ch is about eight and a half feet above our
par ki ng bel ow, so we have a commerci al space here.
This is all nezzani ne space, which is described as
st orage, parking bel ow.

The second floor: This is the shape of
our building, as | had nentioned, so it is a U shape
wWth its open courtyard directed towards the south,
which again we think wll be a park.

So we have got this described design,
this | andscaped area, which is a garage roof access
to be used by all of the building s occupants, and
then 11 residential units on this floor.

Fl oors three through seven are the sane
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floor plan with 11 units, but now, of course,

i nstead of having your second fl oor outdoor space,
each of the apartnents that are facing within the
courtyard have a small cantil evered bal cony, and

t hat bal cony accounts for the difference in our | ot
coverage of about 4.9 percent. | will go through
the actual unit breakdown in a m nute.

To get to the roof, we are proposing an
ext ensi ve green roof along the nechanicals, so the
building will have LEED certification. It will have
a green roof. W have a water detention system

Sonme of the other details, assum ng
with any luck this is approved, will be given to
this Board at the final site plan approval, but that
is what we can guarantee as of this -- with this
desi gn.

So now, I wll nove to the outside of
the building that we are proposing.

The facades, | already described the
facade space to the south, which don't have w ndows,
but they will have -- it will be a green wall, so
these are sone of the details on Board Z-4, and
there is another rendering on Board Z-3, and they
are shown here.

So as long as there is no structure
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here, there will be a green wall here. Again, what
it does is it softens up what otherw se woul d have
been very a vertical and uninteresting el evation,
and it wel comes a potential park.

In terns of the building design --

MS. BANYRA: Frank, can you just go
back on that a little bit?

THE W TNESS: Yes.

M5. BANYRA: Can you just describe how
you are going to get the height on that green wall
in ternms of the vegetation and everything?

THE WTNESS: Here are the
specifications of it given to us by the G een Room
Desi gn, who would be the | andscape architects here
i n Hoboken, and in essence, it is a series of netal
channel s attached to the building wwth a netal grid
insert. So the planting will start at the bottom
of course, and then over tine it will grow to the
r oof .

M5. BANYRA: So the soil nmediumw | be
at the bottomor --

THE WTNESS: Correct. No, no. It's
at the bottom It's designed at the bottom

W wi Il account for the di nensional

change within our property.
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Their drawi ngs were part of our
drawi ngs and many ot her applications, but they are
| ocal | andscape architects.

M5. BANYRA: D d they give you a tine
frame on that?

| thought sone of the green walls that
|'ve seen, Frank, that they show a soil medi um
hal fway up and that they have al nbst a suspended
system where --

THE WTNESS: That may be the case, and
| can certainly get nore information.

Again, as | nentioned, as part of our
final site plan, I am not naking any assunptions, if
this were to be approved, that | would give that
information as well as nore of the | andscape details
that we got on the second fl oor garage.

In terns of the building design and
exterior esthetics, it's -- and thankfully our firm
is involved in a lot things, we have used a
traditional industrial design, which is a facade
made out of steel channels, of steel |-beans, but
with that we created a bit of roundness, and the
idea behind it is to take what could have been a
very traditional industrial building, with a nodern

flair, but yet still show the roots of this
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nei ghbor hood, as well as the properties to the north
of the viaduct, and this is simlar to sone of those
buildings to the north of the viaduct have an
industrial history. I'mnot trying to replicate a
bui l ding, but we're trying to use sone of the

i ndustrial cues to help show the history of this
area and of this entire zone actually.

So it is a nodern interpretation.

There is no context in ternms of residential
architecture again save for the building directly to
our east, which -- and I can show in the photograph
again -- Sheet Z-1 which is this building.

To ny eye, it is sonething rather
ordinary and boring, and | think we had here an
opportunity to do sonething nuch nore interesting
and nmuch nore rounded in its historical use.

M5. BANYRA: Frank, since you brought
that building up, what is the height or the stories
on the building across the street?

THE W TNESS: Yes.

As | mentioned before, that building is
within the Northwest Redevel opnment Plan, so it is
permtted to be a six-story building, covering 90
percent of the |ot.

M5. BANYRA: It's five over one?



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni

THE WTNESS: It's five residentia
over ground floor parking, and there is a corner --
several corner conmercial spaces

So, again, our design is of this day,
while still |looking back to its industrial historic
past, we think that this building will help create
context, and we think it is a good buffer to what
will be with any luck, the city park, so that is
what both of these renderings show.

This is the facade al ong Jefferson
Street. This is the facade al ong Adans Street.
Here are sone cl oseups of the recessed entry al ong
Adans Street, sone of the closer w ndow designs, and
what this shows is the articulation of the channels.
Here's the | -beans, again with the concept of tying
us back to an industrial use.

COW SSI ONER FI SHER Do you have any
pi ctures or renderings --

THE WTNESS: | believe | have two
di mensi onal drawings. | mght not have shown it.

COW SSI ONER FI SHER My second
guestion --

THE REPORTER | can't hear you.

COW SSI ONER FI SHER  -- ny second

guestion is: Wat is -- how does that steel perform

86
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over tinme? Does it stay -- is there any type of,
you know, corrosion or any type of rusting?

THE WTNESS: This is all factory coded
steel. Although it is nmeant to look like it's
sonet hing that's supporting weight, it is not
supporting weight. [It's just an esthetic applique,
but it is steel. It is factory -- when | say
"Factory," neaning not sonebody with a paint roller
painting it, so maintenance should not be an issue.

We have used it in the past pretty
successfully, not quite in this context. This, of
course, in this context, it's kind or organi zed --

COW SSI ONER FI SHER:  So what does
then -- you said you don't have two di nensional ones
t here?

THE WTNESS: No, | don't.

COW SSI ONER FI SHER:  So what does it
| ook |ike?

THE WTNESS: It will look Iike stucco
| wll give it a stucco -- when | say "stucco," it
may not be stucco, because it probably won't be --
it probably will be a conposite board. | can
certainly bring it or provide it --

COMWM SSIONER FISHER  Is it going to be

sol i d?
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THE WTNESS: It's solid. W are not
permtted to put wi ndows there either --

COW SSI ONER FI SHER  So - -

THE WTNESS: -- I'msorry -- it's a
strange condition on that side, because we have
bordering us a one and a half story commerci al
building, as M. White had nentioned, is very nuch a
subur ban type commercial space. It is at one story.
You park around the side and enter it, and its back
wall is against our wall. So with that in mnd, we
cannot put wi ndows on that side.

It doesn't nean that we can't, as you
are suggesting, treat it and nmake it sonething
interesting. | think we should, and we will, and we
will provide that to this Board, if requested.

MS. BANYRA: Do you have a picture of
that from |l ooking fromthe viaduct side at what
the -- well, no, your future |ook --

THE WTNESS: Yes. The closest | got
of that building is fromthe south, not the north.
So | think you are asking is there a view fromthe
vi aduct | ooking south --

MS. BANYRA: Right.

COW SSI ONER FI SHER:  What about t hat

over there on the | eft-hand side --
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M5. BANYRA: Yeah. On the bottom the
third building, right where your thunb is.

COW SSI ONER FI SHER: R ght where your
t hunb is.

THE WTNESS: |'msorry. Thank you

COW SSI ONER FISHER  So it woul d j ust
be this i ke tall, straight --

THE WTNESS: Yeah. What it will be is
this here. That is our building behind it.

Agai n, generally speaking, this is not
a condition that is often happening. So our
building, if it were in a residential zone, again,
this is an industrial zone. |If we apply residential
standards, we cannot have the building off of the
side of the property line. W also cannot have
w ndows on the property line. It doesn't nean we
shouldn't treat it well. W wll have to do that.

MR. GALVIN: Let the record reflect, what
exhi bit was that?

THE WTNESS: This is A-1.

MR. GALVIN. So M. Mnervini just drew
on the photo board on the third picture down from
the left.

THE WTNESS: And it's a very nice

drawing, isn't it?
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(Laught er)

No. | wll provide, if requested,
sonet hi ng much nore substantive for that el evation

M5. BANYRA: | guess that's what | was
going to ask you, if you had sonething in terns of a
rendering, Frank, |ooking south from--

THE WTNESS: Yeah. Unfortunately,
don't, but I can. | can.

MR. MATULE: Frank, consider it
request ed.

THE W TNESS:. Understood. | suspected

(Laught er)

VI CE CHAIR GREENE: Are you asking for
what the view would be fromthe viaduct?

MS. BANYRA: Well, that is a separate
questi on.

| wanted to see both -- | actually
| ooked at it fromboth, and | think it is inportant
for the Board to see it |ooking south. You have the
vi aduct, you have the building, and what is actually
going to be there in terns of the future building.

THE WTNESS: It is the building s
north el evation in essence.

M5. BANYRA: Exactly.

And fromthe viaduct it would be

90
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probably not a bad -- the viaduct being done, so --

THE WTNESS: W can actually do that.

M5. BANYRA: -- yeah. Even | ooking at
it if you go up to by where -- what is the street
the car wash is on, 15th?

VI CE CHAI R GREENE: 16t h.

M5. BANYRA: So if you | ook even down
t here, you know, shooting south, because the viaduct
now is actually becom ng attractive, you know, the
face of it, it is kind of scary to say, but it's
actual ly not bad | ooking. So | |ooked across, and |
tried to i magi ne what that was, so | think that
woul d be a good, you know, exhibit for the Board to
see.

THE WTNESS: | understand the request,
and we will happily superinpose a nodel ed buil di ng
on a photograph. | wll be happy to do that.

Al right. So we're talking --

COW SSI ONER MC ANUFF: My question is
the material behind --

THE WTNESS: Yes. |'msorry.

So this wall because it is part of a
fire rating, we have to have a fire rating on these
two outside walls, this wall and the other northern

wal |, so what ever product we propose has to have



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 92

that in mnd.

VWat we will do here, we wll have a
conposite board, which will be a cenent board, which
we can nmeke it look |ike anything. Mst likely, it
will be a sinple grid, a very neutral color, to
allow then the green of this green wall to be the
f ocus.

| did nmention that these infill panels
are brick. It is a way of introducing sone
residential to what is an industrial area, so you
can kind of reach back and connect to sone of the
Hoboken resi dential buildings, and the col or woul d
be a standard Hoboken Hudson River red, which is
very simlar to many buil dings here in Hoboken.

M5. BANYRA: Did you also say that that
is going to be flush with the netal ?

THE WTNESS: No. There is a detail
Let me find it.

Here. It is not flush with sone of the
prom nent pieces. |If you |look, these are nore
prom nent and slightly different plain.

This is set back, but this draw ng,
pointing to A-4, | think does a very nice job of
describing that. | could pass this around, if

anybody wants to look at it in nore detail
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COWM SSI ONER GRANA:  So a question:

The Hudson River red material once again is conposed
of what, masonry?

THE WTNESS:. It's brick, yes.

And this small drawing is of that, so
we have brick panels, small brick infill panels and
organi zed wwthin a steel exterior superstructure
truly esthetic, as | nentioned before.

COW SSI ONER GRANA:  So the primary
exterior materials will be steel and gl ass?

THE WTNESS:. Steel, glass, brick and
al um num conposite panels, so sone of these snmaller
areas are conposite panels. This is the actual
steel that | nentioned before, and all of these
panels are the brick. Everything else will be
gl ass.

COW SSI ONER DE FUSCO Excuse ne.

Frank, as always, a well thought-out
| ayout to a difficult property.

Did you give any thought to perhaps
sonehow i ncluding the interior donut of the building
as part of the potential park that could be there?

Right nowit is obviously elevated off,
you know, your green space is elevated a story up,

and this is all hypothetical, but --
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THE WTNESS: Yes. W worked backwards
wi th the know edge that we had to provide parking.
W are already at a deficit. Even if we weren't, to
have -- if we had half of it, we would need this
space for parKking.

So could it have been at the snall
grade?

Vell, | guess in a conpletely different
design, it could have. It doesn't work with this
bui I ding, but keep in mnd that we had to cap this
in concrete anyway, so | amnot frankly sure how
| andscapi ng would work on top of that pervious -- on
top of that inpervious capping.

COW SSI ONER DE FUSCO  That is
i nteresting.

So presumably with the cap, you
presumably woul d not have been able to put green
space at grade?

THE WTNESS: | don't know the answer
| don't know the answer.

COW SSI ONER DE FUSCO: Okay. | will
save that for the planner.

THE W TNESS:  Yes.

COW SSI ONER DE FUSCO:  The ot her

guestion | have is bikes. That is not sonething
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that you hear nme bring up often, but this seens |ike
a perfect property for a substantial bike closet.

THE WTNESS: Could I possibly have
forgotten bicycl es?

Were is M. Branciforte?

COW SSI ONER DE FUSCO: | know. | have
to hold down the fort while he is gone.

(Laught er)

THE WTNESS: Well, if | have,
certainly apologize for that, and I will nake that
revision -- I'msorry. Actually | didn't.

We have got nuch nezzani ne space and
even in the future, that nezzani ne space couldn't
all be all used for commercial use, so | could very
easily put sonme of that off for bicycles.

COW SSI ONER DE FUSCO.  Absol utel y.
know we can't tal k about the nezzani ne space as
anyt hi ng but nezzani ne space, but if you could
i ndi cate where the bi ke storage would be and show
what ki nd of egress those bi kes would have to the
park space --

THE W TNESS: Yes, under st ood.

COW SSI ONER DE FUSCO  -- because
hypot hetically this building wuld be -- the

attractiveness of this building would also be its
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access to the park and its residents being able to
access it likew se.
And car chargers, since John is gone --

THE WTNESS:. Yes, of course. MW

apol ogi es.

COW SSI ONER DE FUSCO:  -- so that is
what | got.

MR. GALVIN. You are a good teamate.

(Laught er)

THE WTNESS: The building, | didn't
mention, it is going to be -- it wll be

nonconbustible. At this size, it is required to be
nonconbusti ble. O course, it's safer than if you
used wood. It will be sprinklered. It wll be
conpletely ADA conpliant. W are proposing street
trees on our portion of the property, which the side
of the street, there are sone street trees on the
adj acent side of the curb that are rather
attractive, and | think to match them on our side
woul d be nice, and | think that is really the extent
of nmy --

COW SSI ONER FI SHER | have a
questi on.

THE WTNESS: -- conversation -- oh

" msorry.
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MR. MATULE: |

go head.

j ust have one.

COW SSI ONER FI SHER:

is my ow confusion that I

You can

You said -- this

didn't foll ow

VI CE CHAI R GREENE

COW SSI ONER FI SHER:

is ny --

MR. GALVI N: Yes.

| ot | ouder.

COW SSI ONER FI SHER:

You have to say it a

Speak up, Tiffanie.

|"msorry. This

my own

confusion that | didn't exactly foll ow

How -- how -- where is the nezzani ne

space relative to the park

ng?

Parking is on the --

THE W TNESS:

| amtrying to find the

best drawi ng that would hel p explain that.

Ckay. | think

know - -

COW SSI ONER FI SHER:  What pronpted ne

to ask is ny understanding is the nezzani ne space is

where the potential storage, you know, use for the

park ultimately would be --

THE W TNESS:

Yes.

COW SSI ONER FI SHER:

think it would be at grade

THE W TNESS:

Vel |

so |

woul d

97
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COW SSI ONER FI SHER  -- | woul d
think --

VI CE CHAI R GREENE: Mezzani ne by
definition is an acroid --

COW SSI ONER FI SHER  -- | under st and
that, but if you are offering services to a park,
you would think it would be at grade.

MS. BANYRA: You can't go there.

VI CE CHAI R GREENE: Yes, but we are not
goi ng there.

COW SSI ONER FI SHER:  Oh, you're not?
That is ny confusion.

M5. BANYRA:  Yes.

THE WTNESS: Well, | will answer where
t he nezzani ne space is.

The nmezzani ne space is at eight feet

pl us or m nus, depending on where our grade is,

because there is a bit of a slope here -- sorry --
wong rendering -- i s about eight feet above the
sidewal k. It's actually a bit higher than that.

The commerci al space is about eight feet above the
si dewal k. Then there is another two steps to the
mezzani ne space, which is along, and the best
drawing to show is this Sheet Z-5.

So if you imagine this -- all of this
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parking is at approximte grade |evel. The sidewal k
is at approxi mate grade | evel.

Qur commerci al space, which is accessed
fromstairs or a handi capped ranp, a handi capped
accessible ranp, is at about eight feet above the
si dewal k. Connecting into this commerci al space,
another two steps up, IS our nmezzani ne space, SO in
effect, the nmezzanine is directly above the parKking,
sections of the parking. So all of this nezzanine
space is directly above parking.

It is not a full floor. It is |less
than one-third of the floor plate, so it is called a
mezzanine. Wat that neans is that this is a tal
space. These are nore standard ceiling heights.

VWhat | can tal k about is what is going
to be over here potentially the park, which is why
t he nmezzani ne space is on this.

M5. BANYRA: But | can't talk about it.

(Laught er)

VI CE CHAI R GREENE: Frank, | have a
coupl e questions for you.

The entry for the parking is at grade?

THE WTNESS: It's at grade.

VI CE CHAIR GREENE: So what are we

doi ng about preventing stormnvater infiltration?

99
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THE W TNESS: Waivers are granted for
garages. Wivers are granted for garages.

VI CE CHAI R GREENE: But during the
storm how deep was the water on this lot, give or
t ake?

THE WII NESS:  Well, | can tell you, it
won't be anecdotally because | live two bl ocks away.

We were about, and | actually know this

because the building directly to our west here,

which is right now-- | didn't nention this -- is a
parking garage. | should. Sorry. Thank you for
t hat .

| will answer that question, but here
is Jefferson Street. Directly to our west is an
i ndoor car park, and | know that during Sandy there
was about four feet of water in that buil ding.

VI CE CHAIR GREENE: So even though you
m ght get a waiver, you would be willing to build a
building with a garage where the cars will be under
water if we have another stornf

THE WTNESS: No. | don't think the
devel oper woul d have any problemputting up the --
proposing the flood barrier at any penetrati on point
of the building, so they have to alleviate the

concern.
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VI CE CHAI R GREENE: And speaki ng of
flood water, | don't know whether your expertise
lends itself to this question, if there is another
stormand it generates three or four feet of water
inthe area, with the cap, is there a concern that
pressure from bel ow could crack that cap?

THE WTNESS: There woul d be that
concern.

The cap as in any concrete slab, which
inthis area wll be on piles, our concrete slab,
which will be structural, our concrete gray beans,
whi ch were the beans beneath the ground that support
all of these other pieces are all designed to take
into consideration hydrostatic uplift, so --

VICE CHAIR GREENE: So that's
engi neered into it?

THE WTNESS: That's engineered into it
absol utely.

There are separate systens that we are
tal king about. There is no piping in the building
that will penetrate that down into the ground bel ow.
It's all kept within our envel ope.

VICE CHAIR GREENE: Then the | ast --
maybe not the | ast question -- the |ast question for

now. Wen you were originally introducing the

101
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bui I ding, you referred to the seventh floor --

THE W TNESS: Yes.

VICE CHAIR GREENE: -- so in order to
be able to provide affordable housing, what is the
correl ati on between the height of the building and
t he af f ordabl e housi ng?

THE WTNESS: There is none only
inasmuch as | was trying to show the difference
between this and if it were to be in the Northwest
Redevel opnent Pl an.

So there we are permtted five stories
above parking, and here we have an additional floor.

VICE CHAIR GREENE: | amnot quite sure
| follow

So if you were in the zone, you would
be permtted five.

THE WTNESS: Five residential, six in
total .

VI CE CHAIR GREENE: Five residential,
six in total.

You are proposing six residential,
seven in total ?

THE WTNESS: Yes. GCkay. | think
under st and - -

VICE CHAIR GREENE: Well, what is the
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correl ati on between the seventh and affordable
housi ng?

THE WTNESS: If we could -- if M.

Bi den wants to speak to this, and he can certainly
speak to it in nuch greater detail than | can, there
is a cost to providing seven affordable units, a
cost that, as | understand it, a building wthout --
of a certain size couldn't afford, so just relative
to the adjacent properties, this additional floor at
81 feet, still seven stories, allows this building
to provide seven on site affordabl e apartnents.

VICE CHAIR GREENE: |f you didn't have
six residential stories, if you only had five
residential stories, how many affordable units would
you have to provide?

THE WTNESS: It is ten percent of the
total nunmber of units, so here we have 66 --

VICE CHAIR GREENE: So it would be 71
lots --

THE WTNESS:. -- to round up, it would
be seven, yeah, so it depends on the nunber of
units.

VICE CHAIR GREENE: But -- well, naybe
this is a planning question

You are suggesting that the conmunity
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benefit is the affordabl e housing, and that would be
a reason for granting the variance for the height?
THE WTNESS: | am suggesting that. | am

suggesting that the site can absol utely acconmodate
this height and this size building and anything nore
than that --

MR. GALVIN. M. Mnervini, wth all
due respect, you know - -

M5. BANYRA: | think that's for the
pl anner.

MR, GALVIN. -- with all due respect,
that is the planner's testinony.

VICE CHAIR GREENE: | had a feeling you
woul d say that.

| withdraw the question, and I wll ask
M. Kol ling.

MR. GALVIN: You are an awesone expert.

(Laught er)

VI CE CHAI R GREENE: Any ot her Board
menbers have any questions of the architect?

Jeff?

MR. MARSDEN: Did you talk about the
drainage at all, as to how you are going to provide
t he drai nage and detention?

THE WTNESS: Schematically. It hasn't
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been designed yet, but | probably didn't nention

that. But assuming this were to be approved, the
next step in comng back for final would have to

have nore of those designs in greater detail.

MR. MARSDEN: Well, | amjust concerned
that could be a nore fatal flaw to this then because
how do you penetrate to get into the existing
conbi ned sewer system di scharge?

THE WTNESS: Well, the capping doesn't
have to be -- the capping can be bel ow any of the
wor k that needs to be done.

MR. MARSDEN: That is ny next question
You are going to be estinmating contam nated
material, renoving it and putting the cap in?

THE WTNESS: That is the plan

MR. MARSDEN: Ckay. Ckay.

Do you have it detailed on your cap and
t he nmenbrane?

THE WTNESS: It's premature. W can
certainly provide those things.

MR. MARSDEN: GCkay. |If you can do
that, | would appreciate that.

Vell, yeah --

THE WTNESS: |'msorry?

MR. MARSDEN. -- the question of
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hydrostatic breach woul d be based on the

section of the type of nenbrane and the section of

the cap and how thick it is and so forth, so | would

have to see those details. But you don't have those

designed at this point?

THE WTNESS: Well, it's nuch -- again,

in nmy opinion, we are nuch too early in the project

to do that. W do know that it can be done and it

can be engi neered, so again, assumng wth any |uck

this Board approves this building, that could be

provided as a condition of final --

MR. MARSDEN: Final, okay.

THE WTNESS: -- and then that is just

the sane as if it were our water retention, which is

a North Hudson Sewerage Authority requirenent, we

couldn't get our permts wthout any of these

t hi ngs.

VI CE CHAI R GREENE: But isn't that an

i nportant enough el enent, given the |location, that

it shouldn't wait until the final?

Isn't that sonmething that you woul d

want to consider as to whether or not you --

speaki ng,

MR. MARSDEN: | would like to see it.
THE WTNESS: But if | may, generally

the building is not engineered yet at this
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point, and that would be certainly part of the
construction drawi ngs, and a |icensed engi neer woul d
have to -- review or not, there's a review fromthe
bui | di ng depart nent.

Again, 1'll happily provide it, if this
Board wants an engi neered detail of the slab. |
guess we can provide it. | really don't understand
why it would be necessary to have sonebody design it
yet when there are still so many unknowns, but we
can do that. Perhaps, give you sonething of a
standard detail that is used in simlar situations.

VICE CHAIR GREENE: Maybe a little nore
detail than you are providing wthout actually doing
all of the engineering.

THE WTNESS: Okay. Understood.

M5. BANYRA: Maybe | can just |ike
weigh in on that, so where it becones inportant is
whet her or not, and this is a question for our
engi neer, whether or not that's relevant to the
ultimite design. If that has to be -- if that's a
point that mght be critical to the design, then it
may be rel evant now.

THE WTNESS: But | amtestifying that
that will all be beneath our garage, so whether that

is there or not will not change any of this design
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that | am presenting today.

M5. BANYRA: So what |'m saying, Frank
is that if, for exanple, you testified to
hydrostatic pressure. |f the engineer says, you
know what, if | don't see it, if you can't design it
because -- or the pressure is such that you have to
do sonething different, it may change the design, it
may be relevant at the tinme of the prelimnary --

THE WTNESS: Understood. Yes.

M5. BANYRA: -- and that is what | am
just outlining for the Board. It nmay be rel evant,
and that is really, you know, an engi neering call

THE WTNESS: If | may, would it be
sui tabl e to have our structural engineer just
provide, and he is a licensed engi neer, of course,
provide a letter stating that he has done siml ar
projects to this, and it could all be kept, based on
hi s experience, kept within this dinmension? Wuld
that be suitable to the Board?

VI CE CHAIR GREENE: That woul d be a
question for M. Marsden.

MR. MARSDEN: | think that would be
sui tabl e, but he would have to get into what type of
a foundation, you know, is it going to be on

piles --
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THE WTNESS: It is on piles. It is on

pil es.

MR. MARSDEN: -- gray beans --

THE W TNESS: Pile caps.

MR. MARSDEN:. Ckay.

THE WTNESS: | only know that because
this area of town alnost all parts of town are
required to have piles, so it hasn't been here, but
| know based on previous buildings, it is. Yes.
can absolutely provide both of those.

MR. MARSDEN: G ve a summary report of
the intent and how you woul d --

THE WI'I NESS: Yes, | under st and.

MR. MARSDEN: -- it doesn't have to be
final --

THE W TNESS: | under st and.

VI CE CHAI R GREENE: Anyone el se?

COWM SSI ONER GRANA:  Frank, one | ast
questi on.

The south walls are proposed to be
green walls. |Is there any estimte given about the

anount of tine before they actually becone green
wal | s?
THE WTNESS:. | don't have the answer

and Ms. Banyra nentioned that, and I wll have that
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i nformation for you.

COWM SSI ONER GRANA:  Thank you.

M5. BANYRA: Just a response for M.
DeFusco, when you asked about bi ke parking for the
residents, that is relevant to this. The testinony
that | was trying to say m ght not be rel evant was
future commercial use that is going to be a benefit
to the residents of Hoboken because we may do this.
That is not what is presented, but anything that is
relevant to the residents of this building or
sonething that the Board |ikes to see, that is
rel evant conversation to the application, yes.

VICE CHAIR GREENE: If the Board and
t he professionals have no other questions, we wl|
open it up to the public.

Anybody have any questions of M.
M nervini ?

Seei hg no one.

COW SSI ONER DE FUSCO:  Motion to cl ose
the public portion.

COW SSI ONER GRANA:  Second.

MR. EVERS. |Is this the entire public
portion?

VICE CHAIR GREENE: No. This is just

for the architect and just questions regarding his
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t esti nony.

MR. EVERS. Ckay. Sorry. | was
sl eepi ng.

VI CE CHAI R GREENE: Speak now.

MR. GALVIN. No, you're not under oath.
Just state your nane for the record and your
addr ess.

MR. EVERS: M chael Evers, 252 Second
Street, Hoboken.

M. Mnervini --

VI CE CHAI R GREENE:  Speak up.

MR. EVERS. -- M. Mnervini --

MR. GALVIN. Thank you.

MR. EVERS. -- how many affordable
units did you say were in this building?

THE W TNESS: Seven

MR. EVERS: Seven.

And are they all studio apartnents?

THE WTNESS: No. I'msorry. | thank
you for pointing that out. | wll give you the

breakdown, and | should have given that to this

Boar d.

So to answer your question, the overal
bui l di ng count for the building -- bedroom count,
let's call it, we have four, and this is inclusive
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of the affordable, but I will get to those
specifically, is four one-bedroom-- pardon ne --
there is four per floor, one-bedroomunits. There's
five per floor two-bedroomunits, and two per floor
t hree- bedroom units.

How t hat breaks down is we have 24
one- bedroons, 30 two-bedroons, and 12 three-bedroom
apartments.

In terns of the affordabl e breakdown,
we have one one-bedroom four two-bedroomunits, and
two three-bedroomunits. The |ocations are marked
on the plan, and M. Wite -- M. Wite determ ned
with Ms. Bishop those |ocations, so they weren't
designed by ne or M. Wiite. There was hel p given,
and | think that is what you are asking.

MR. EVERS. So only one of the units is
a one-bedroomunit --

THE W TNESS: Correct.

MR. EVERS. -- and the rest are either
two or three-bedroomunits that would be nore
accommodating to famlies --

THE W TNESS:. Exactly.

MR. EVERS. -- correct?

Okay. Thank you for pointing that out.

VI CE CHAI R GREENE: Anybody el se?
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MS. BANYRA: Can | just ask a couple of
nor e questions?

VICE CHAIR GREENE: Wl l, should we
close the public first?

M5. BANYRA: Oh, |I'msorry, yes.

COW SSI ONER DE FUSCO.  Motion to cl ose
the public portion.

COW SSI ONER GRANA:  Second

VI CE CHAI R GREENE: Any obj ections?

Okay. Now, Ms. Banyra.

M5. BANYRA: (kay, |'msorry.

So, M. Mnervini, when you said the
nmezzani ne, i s the mezzani ne not serviced by the
el evator because you were tal ki ng about steps and
there were bikes, and | think the nezzani ne has an
el evator. | don't know if there is an opening at
the top of your rendering, at the very top.

COW SSI ONER FI SHER:  The very top.

THE WTNESS: Yes. There is a
nmezzanine -- there's an ADA conpliant entry to the
mezzani ne on the elevator to the west of the
property.

The steps | was referring to were just
a connection next to the commercial space and the

mezzani ne, so the comrercial space is about probably
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18 or so inches below the nezzanine, so there is a
comon hal lway com ng from Adans Street that
accesses the nezzani ne space.

MS. BANYRA: G eat.

The question Ms. Fisher asked was
whet her or not, you know, how sonebody woul d bring
their bike. | kind of gathered that --

THE WTNESS: There is an el evator
accessing --

M5. BANYRA: -- and they do the
el evator, right?

Your first floor comrercial, have
you -- you didn't -- you know, this is one of the
first buildings that we are having a nore
substantive commerci al el evated out of the flood, so
maybe you can kind of tal k about that el evation and
how you are marrying that back up with the street.

| know that there is an ADA conpli ant
ranp in front, but I'msure you | ooked at -- like
how is that going to | ook because --

THE WTNESS: How is the ranp going to
| ook?

MS. BANYRA: Well, the ranp and the
comrerci al space relative to the street.

THE WTNESS: Okay. To answer that
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graphically --

M5. BANYRA: |'msure you | ooked at it,
because we haven't |ooked at -- you know, that is
going to be a concern in town, how we are bringing
it back down to street |evel

THE W TNESS: Sure.

What we have done is we have recessed
that ower floor relative to the front property
line, and the ranp as well as the commercial entry
is off the property I|ine.

So there isn't a handi capped ranp on
the property. |If you are wal king down sidewal k to
sidewal k, as it is now, will be as it is now, and
that is not going to change.

The requirenent for a handi capped ranp
is there, and we have to provide it.

There is certainly a vertical, a small
di sconnect between the commercial space and the
sidewal k. That will probably dictate who buys or
shoul d say rents that space.

| don't have any information on what
t hat woul d be.

VI CE CHAIR GREENE: Do you have any
sense what you intend the programto be at that

| ocation for the conmercial space?
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MR. WH TE: The nezzani ne space or the
actual conmercial space?

VI CE CHAI R GREENE: No, no. The
commerci al space.

MR. WHI TE: As of this nonent,
absolutely not. | would hope that it would be
sonet hing that woul d service both the buil ding and
t he nei ghborhood. | don't know. At this point
none -- no marketing or research, but retail there
for me enhances buil dings and nei ghbor hoods because
there are nore eyes on the street.

| would think we m ght get a snal
conveni ence store there. It could be an apothecary.
At this point | don't know.

VI CE CHAI R GREENE: Thank you.

M5. BANYRA: So, M. Mnervini, | think
maybe the chal |l enge, you know, particularly for the
architect is probably a fun challenge, is again
marrying back up that street with that comrercia
space.

THE W TNESS: Yes.

M5. BANYRA: It is atypical for
commercial to be elevated and certainly
successfully, you know, is the challenge, and

think Jersey City, any of these communities are now
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facing that. So to the extent that you can bring

t hat commerci al space down visually or sonehow with
your design, | think that that is going to be an
interesting -- you know, that's an interesting
chal | enge.

THE WTNESS: CQur thought was to have
this facade recessed a bit, which also inplies
entry, so that is sonmething positive.

It takes the handi capped ranp, which is
a requirenent, off the street, but we are not trying
to hide the handi capped ranp.

MS. BANYRA: No.

THE WTNESS: In essence, it is sort of
part of the architecture and part of the noving of
people within this | ower colony, so you are noving
people virtually, and you' re al so noving people in
and out of the building at that point, and it is
certainly a challenge.

COWM SSI ONER DE FUSCO: Do you mind if
| ask one nore question?

VI CE CHAIR GREENE: Sure, go right
ahead.

COW SSI ONER DE FUSCO.  One nore
guestion, Frank.

| see that you have a green roof at the
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very top of the building. The second floor roof
pronenade, if you wll, is that a green feature?

Are those plantings hooked up to the
sanme kind of a green roof that we normally would
see?

THE WTNESS: No. This is a wal kabl e
green roof. This is not extensive. This is
intensive, so this is nade to be used by the
bui I di ng' s residents.

Al though we are at a one story hei ght
change relative to the park, it is our outdoor park,
our outdoor space.

COW SSI ONER DE FUSCO  Sure. But the
water is not -- the water is sinply not running off
the brick and down your traditional --

THE WTNESS: No. Everything will be
kept within our building, and it is a requirenent
fromthe construction code as well as zoning, yes.

COW SSI ONER DE FUSCO  Are there any
ot her green functions, waste water retention --

THE WTNESS: | don't know the answer
yet. W are not quite there yet.

What we know is that it will be a green
roof. W do know that we will have water retention

systens. \Wiether there's gray water, solar, those
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t hi ngs have yet to be sorted out. W are promsing
a LEED certified building.

COW SSI ONER DE FUSCO  Cogener ati on
also still indicated --

THE WTNESS: We don't know yet. That
is one of the things that we are |ooking into.

COW SSI ONER DE FUSCO  For a buil ding
this size, it seens, especially in the |ocation,
that those are all things that you probably woul d
want to consider.

THE WTNESS. Yes, and the devel oper
al ready has.

COW SSI ONER FI SHER© Hum so the
request for the 96 percent | ot coverage stens back
to the fact that you have to cap the whole site?

THE WTNESS: That's part of the
reason. W are capping the site.

COW SSI ONER FI SHER  Ri ght .

THE WTNESS: So, again, when |
mentioned, this property is not within the Northwest
Redevel opnent Pl an, but we | ook for guidelines in
the context of buildings and the permtted | ot
coverage here is 90 percent.

Qur difference is really handi capped

ranps, so we are within the same contenpl ati on that

119
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t he Nort hwest Redevel opnent Plan had. And given,
agai n, our context and how our 100 percent is
slightly less than | ot coverage, | don't see that to
be negative, considering we have a building wall on
one side, we have a potential park, which we have
addressed on the south, and the other two are street
f acades.

COW SSI ONER FI SHER:  Thanks.

MR. MATULE: Can | ask just the
architect one or two nore questions?

VICE CHAIR GREENE: Sure. He is your
W tness. | guess you can.

(Laught er)

MR. MATULE: You received the H2NV
| etter of Decenber 18th that was updated on July
10t h?

THE WTNESS: | have.

MR. MATULE: And you have no issues
addressing the issues raised by M. Marsden?

THE WTNESS: No. | will happily
address them

MR. MARSDEN: One of the questions I
had was t he handi capped parking spaces. You only
showed two.

THE WTNESS:. Let ne | ook nyself at the
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par ki ng pl an.

MR. MARSDEN: | only saw one at each
el evator --

THE WTNESS: | have one, two. | am
show ng two.

MR. MARSDEN: And you need three, but

that is part of ny letter. | just --
THE WTNESS: | can very easily revise
that. | just wanted to make sure | didn't m ss one.

| think we are showing two here. Very easily we
coul d put three.

MR. MARSDEN: And you would be wlling
just to, if | email you this, you could then do a
response to ne?

THE WTNESS: Yes, | could.

VI CE CHAIR GREENE: Do you have any

further questions of your wtness, M. Mtul e?

MR. MATULE: No, M. Geene. | am
fini shed.

Thank you.

VI CE CHAI R GREENE: Thank you, M.
Mat ul e.

W are going to take a ten-m nute
br eak.

(Recess taken.)
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VICE CHAIR GREENE: All right. W are
back in session.

M. Mtule, if I may, | have a few
ot her questions for M. Mnervini.

MR. MATULE: Yes. W have brought M.
M nervini back up

VICE CHAIR GREENE: M. Mnervini, we
were | ooking at A-5, and | don't recall any specific
testinony, but even if there was, it wasn't specific
to the question | am about to ask you.

In the bottomright where the building
I s juxtaposed agai nst the viaduct --

THE W TNESS: Yes.

VICE CHAIR GREENE: -- | can't really
tell fromthe perspective, do you know if you are
standi ng on the viaduct, what -- what el evati on,
woul d you be | ooking at the fifth floor or would you
be | ooki ng over the roof?

| guess the question is: |Is the
building as tall or taller than the viaduct is at
t hat point?

THE WTNESS: | can get you the exact
nunber .

This is generated -- we nodel ed the

vi aduct based on the county's draw ngs on their
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website. So the county has sone very sinple
schemati c showi ng where it is at a |low point, mddle
and at its upper, where it neets Jersey Cty, so
that is what this is based on.

Howis it exactly relative?

Well, again, as you suggested, you
can't tell the scale here, but | can get you the
information very easily because it is nodeled. Just
based on this, | think it is about at the height of
our sixth floor.

Now, of course, the viaduct is sloping.
It is a pretty substantial slope, so it may be the
seventh by the tine it is done, but | can get you
that information

| do want to -- this is a drawi ng that
| should have pointed to when you had your question
bef ore about how t he nezzani ne works.

What this is, it's a schematic
rendering showi ng the future park, of course, and
then our building sliced. So what you are | ooking
at here is the internals of all of these floors.

So here is the adjacent comerci al .
Here is the parking for the adjacent space. There's
the viaduct. This is the volune of our garage, so

when we were tal king about the nmezzani ne how it
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wor ks, you can see right here, the parking actually
goes underneath the nmezzani ne space, so that can
gi ve you a sense of heights.

The garage sections here are taller,
where the nezzani ne space is, the garage is shorter
So what we did was we filled in this volune with
this nmezzani ne space, which could be storage or
per haps some ot her future use.

COW SSI ONER FI SHER:  Thank you.

VI CE CHAI R GREENE: Anything el se as
| ong as we have M. M nervini up?

M5. BANYRA: Yeah. CGo ahead, Jeff, and
then I will go.

MR. MARSDEN: Just to verify what we
just tal ked about a few m nutes ago.

THE W TNESS:  Yes.

MR. MARSDEN: You will be obtaining a
flood -- an area permt for parking bel ow grade, and

in order to get that, you will need to have the

flood --

THE WTNESS: That's correct.

MR. MARSDEN: -- and drive flood
proof --

THE WTNESS: | mstakenly used the

termagain "waiver" for the garage, but it is really
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an individual permt for the garage, but we are
permtted to do it, which | think is the bigger
poi nt .

MR. MARSDEN: Thanks.

THE W TNESS: Thank you

M5. BANYRA: Then, M. Mnervini, the

125

board that has the ranp and everything, a few of the

Board nenbers were tal king about -- yes, that one --
about the conmercial space. So how far -- besides
the ranp -- in between the ranp and the sidewal k

how, far back is the comercial space?

THE WTNESS: | can give you the exact
di rensi on and refer you to the draw ng.

Exactly ten feet, which coincidentally
is the requirenent for a first floor setback in the
Nor t hwest Redevel opnent Pl an.

VI CE CHAI R GREENE: Just
coi nci dental | 'y?

THE W TNESS: Yes.

(Laught er)

COW SSI ONER FI SHER:  For what ?

M5. BANYRA: For | andscapi ng.

THE WTNESS: In that case it is for
| andscaping. In this case it's for sone

| andscapi ng, but al so accommobdati ng our handi capped
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access.

COW SSIONER FISHER  It's only a
partial setback, right?

THE WTNESS: Correct. |In essence, it
creates a col onnade. W thought of it as an entry
dr aw.

MS. BANYRA: | don't believe you talked
about any | andscaping on the street there, other
than the street trees.

Can you just talk about what is in
front of the ranp?

THE WTNESS: There's sone snal |
pl anting areas shown here on Sheet Z-3 that in a
small way help to screen what is not very easily
screened in terns of the -- it's not shown here --
of the handi capped ranp, | amlooking for a
particul ar drawi ng which shows it best.

MR. MATULE: Z-4, right?

THE W TNESS: Yes.

MR. MATULE: Z-4.

THE W TNESS: Where our setback is, we
have a smal| |andscaped strip that softens that
connecting edge, and |I think that m ght hel p answer
sonme of the -- help respond to sone of the comments

about the visual here. If | showit in the
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rendering, the planting in front may soften that
connection to the street.

M5. BANYRA: There is a width
requi rement for the handi capped ranp, correct?

THE WTNESS: There is, yes.

M5. BANYRA: What is that, Frank, the
width --

THE WTNESS: It's 36 inches on each
run, so in this case it is a total of six feet, and
it's four feet at the turn-around --

M5. BANYRA: Wth a landing so to
speak --

THE WTNESS: -- it mght be 39 inches
| will have to confirmthat.

MR. MARSDEN: You nean that is from
inside the rail or inside the rail w dth, maxinum
passabl e?

THE W TNESS: Correct.

M5. BANYRA: So when we asked M.

M nervini, when | was asking about the commerci al
space, that area in particular, | asked himto | ook
at that again in terns of howit relates to the
street, so hopefully he is going to put his thinking
cap on on that one.

THE WTNESS: | will do ny absolute
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best, but that is a tough one.

(Laught er)

M5. BANYRA: That is a tough one,
gr ant ed.

MR. MARSDEN: Frank, what is the wdth
on the ranp fromlanding to landing? It |ooks |like
it is too |long.

THE WTNESS: | don't have the
di mrension. There may need to be a break in there --

MR. MARSDEN: Yeah, you m ght have to
put a landing in there.

THE WTNESS: | think that is
cont enpl at ed.

MR. MARSDEN: Ckay.

Don't forget about it.

THE WTNESS: | don't mnd. Ckay.
Thank you.

(Laught er)

MR. MATULE: Is that it?

THE WTNESS: |'msorry, | made the
assunption | was done.

VICE CHAIR GREENE: Do we have to
reopen it to the public since we --

MR. GALVIN:  You can. (o ahead.

VICE CHAIR GREENE: W are going to

128
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reopen it to the public in case any of our questions
encour aged ot her questi ons.

Seei ng nobody.

COW SSI ONER DE FUSCO.  Motion to cl ose
the public portion.

COW SSI ONER MC ANUFF:  Second.

VI CE CHAI R GREENE: Thank you.

Any obj ections?

No, okay.

THE W TNESS: Thank you

(Wtness excused)

MR. MATULE: At this tine | would like
to call our planner, Edward Kol ling

MR. GALVIN. Want to do M. Staigar
first?

No. Ckay.

Rai se your hand, M. Kolling.

Do you swear to tell the truth, the
whol e truth, and nothing but the truth, so help you
God?

MR. KOLLING Yes, | do.

EDWARD KOLLI NG having been duly sworn,
testified as foll ows:

MR. GALVIN. State your full name for

the record and spell your |ast nane.
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THE WTNESS: Edward Kol ling
K-o-1-1-i-n-g.

MR. GALVIN. M. Chairman, do you
accept M. Kolling' s credentials as a professional
pl anner ?

VI CE CHAIR GREENE: Yes, we do.

MR. GALVIN. You may proceed.

MR. MATULE: Thank you.

M. Kolling, you are famliar with the
master plan of the zoning ordinance of the Cty of
Hoboken?

THE W TNESS:  Yes.

MR. MATULE: (Qoviously, you are
famliar with the project being proposed?

THE W TNESS:  Yes.

MR. MATULE: D d you prepare a planning
report, dated Cctober 3rd, 2012, which was
subsequently revised on June 28th, 2013 with respect
to this application?

THE W TNESS:  Yes.

MR. MATULE: Could you go through your
report for the Board and give us your professional
opi nion regarding the variances that are being
requested and how the application satisfies the

requirenments for that?
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THE WTNESS: Yes, certainly.

Actually M. Mnervini did an excellent
job in setting the |location, so | won't have to
repeat that. But it is a rather uni que piece of
property in ternms of its setting, being that -- |
was referring to it in my report as alnost |ike an
or phaned pi ece of property.

It is zoned I-1, and it was the yell ow
mark on M. Mnervini's exhibit, and you can see
where the Northwest Redevel opnent Plan is.

The bl ock directly across the street
towards the west or across Jeffersonis in the
west ern edge redevel opnent area, which was found to
be an area in need of redevel opnent, and the
redevel opnent plan has not been adopt ed.

Then the other piece directly to the
south and the | arger piece, which is the Henpel
site, is proposed in the master plan as a park, so
this is the last piece there that is really left as
i ndustrial .

Wthin the western edge redevel opnent
study area, the council passed a resolution in 2007
designating it as a redevel opnent area, and in that
resolution they said that the study area is

primarily bounded by recent residential and
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comrerci al devel opnent, so they recogni zed what was
going on. It said that the properties were
potentially valuable and useful to the public

wel fare because they were adjacent to this

devel opi ng residential community, which would
indicate they are not |ooking at industrial uses in
t he area.

It then went on to say that the reuse
of these properties as industrial or warehouse
facilities would be in conflict with the devel opnent
trends and | and use policies for the study area and
adj acent areas, and such use woul d create excessive
truck traffic and/or pedestrian truck conflicts, and
this would be detrinental to conmunity safety and
wel fare.

So | think there is a recognition that
this area really shouldn't be industrial, or at
| east heavily industrial, because of what is going
on in the transition, and that it would be really
contrary to the public health and safety.

So the reason why | amgoing there with
this is that this all goes to the particul ar
suitability of the site for sonme use other than
i ndustrial, so you have to | ook at that, and you

| ook at the surrounding area as well.
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As has been pointed out, we are not in
t he Nort hwest Redevel opnent Plan, and we are not in
the park. W are adjacent to a proposed park, but
that goes to recognizing that this property was
probably nore suitable, and in ny opinion is
particularly suitable for a residential type of
reuse, because that would be nore conpatible with
not just the adjacent areas, but what's anticipated
in the future based on the council's resolution and
fi ndi ngs.

So since the area is particularly
suitable for that, this use, | think that it does go
to pronote the general welfare to grant this
vari ance for the residential because | think that
woul d be nore conpatible with the growng trend. It
woul d be nore conpatible with the existing | and
uses, and | think it would pronote the general
wel fare by granting that variance.

| think also in granting the vari ance,
it would pronote a nore desirable visua
environnent. Right nowit is a dilapidated
i ndustrial structure, as we pointed out. It has a
storage yard in the back, and that will all be taken
out.

The area will be al so renedi ated, so
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that goes to the public safety as well, so
therefore, you are also pronoting the purposes of
zoning in terns of that desirable visual environnent
and also in terns of pronoting the public safety, so
| think that we pronote the purposes of zoning in

t hat regard

| don't see that there is a substanti al
detrinent by granting the use variance because,
again, the conpatibility of the use, the | ack of
suitability of the site to continue as industri al
uses, so there is no significant detrinmental inpact
to the zoned plan or to the general welfare or the
publ i c good.

When you | ook at the bul k vari ances,

i ncl udi ng height, and one of themis a D6 variance,
| think you look to what is the ability of the site
to accommodat e the height w thout detrinental

I npact .

Yes, the nunber of stories is higher
than it would be because four are permtted, but
that is as if it were an industrial building. And
as | have been discussing, it is not suitable for an
i ndustrial use, so you can't really apply an
industrial standard to a residential use.

So havi ng seven stories versus four
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think is reasonable and is subsuned really wthin
the use vari ance because to have a residential use,
you woul d have | ower floors. You would have the
seven floors within there.

The overall height is only 81 feet - 81
and a half feet, | believe it is. Permtted in the
area is 80 feet, so | think that also goes to
denonstrating that the additional height can be
accommodated wi thin what the envel ope, the
antici pated envel ope in the zone would be, so
think that that goes to the proofs for what the D6
hei ght variance and the C height variance is.

When you | ook at the bulk criteria,
whi ch are the setbacks in the front and the side,
they are ten feet. Again, that is typical of the
industrial land uses. That's typical of having the
i ndustrial uses ten feet off the property I|ines.

In a typical residential district,
again, and this is a residential use, | think you
have to | ook at what would be likely to be
accommodat ed, and typically there is a zero lot line
i n Hoboken, and that is how Hoboken has been
devel oped.

You have side yard to side yard with a

continuous street scape, so this is subsuned wthin
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the D variance, and if you are going to have
residential use, you should use sonmething with nore
residential standards, which would -- and then those
standards coul d i nclude the Northwest standards
because those are the cl osest.

In court cases that I've -- there's a
recent court case out of Union Gty actually, and it
is to reinforce the idea of subsum ng the bulk
standards within the use variance. It did say that
you can't just ignore bulk, but what you have to
| ook at is what would be appropriate for this use
since the use that you are proposing in a zone where
it's not permtted really doesn't have a standard in
that particul ar zone.

So | think you | ook at the other
surroundi ng area and you | ook and see, would this be
consistent with what you would find in close
proximty, and it would be, as M. Mnervini has
poi nted out, the ideas of |ot coverage announced,
and the setbacks, and just the appearance of the
structure and the building and the use.

So | think in those regards, those
vari ances can be granted because the benefits would
substantially outweigh the detrinments in terns of

consi stency and capability with the existing
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devel opnent and what you woul d anticipate the trends
to be in the future.

MR. MATULE: Just for the record,
because | don't think M. Mnervini did in his
testinony, can we just call out the specific
vari ances?

Qovi ously, we have the residential use.
| don't know if you want to refer to the zone chart,
but just go through the specific variances that the
applicant is asking for.

THE WTNESS. R ght.

Wl l, we do have the use, as was
poi nted out.

We have buil ding height both in terns
of nunber of stories, the seven versus the four, and
then the C variance for height in linear feet, which
is 81 and a half versus the 80 feet.

Then as you go down, well, we do have a
par ki ng vari ance.

But going to the bul k variances, we
have the front yard, zero feet versus ten feet; side
yard, zero feet versus ten feet, and the rear yard,
which is also zero feet, but there is no rear yard
in a sense at all because we go through from one

street line to the other street line, so in effect
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our rear yard would be in the m ddle.

Effectively we are turning our back on
the commercial strip center, which also has its back
to us, so that acts as sort of the rear yard, but in
effect, it isreally a side yard

Then we have our issues wth the
par ki ng spaces being provided, and | didn't address
that. In an industrial zone when you put in a
residential use, you need one to one parking. In a
residential zone, you would be exenpted for the
first five spaces, so 61 spaces for 66 would be
correct. W are five short.

We al so don't have the nunber of
par ki ng spaces we woul d need for a commrercial use.

In |l ooking at that, and | amsure there
will be sone testinony fromthe traffic consultant
as well, the size of the commercial use isn't going
to generate a lot of traffic toit. One of the uses
| thought m ght be possible, there mght be a snal
office use as well. You also have to look -- and in
that case, it could be shared parking between
residential uses of the 61 spaces and sone use of
the coomercial with the 61 spaces.

The other thing you look at is what is

t he aut onobi |l e ownership in Hoboken, and | believe
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40 percent of the househol ds in Hoboken have no
cars. Now, this may not be the case here, nmaybe
it's only 20 percent. But even if that was the
case, of 66 units, 61 nore than fills that need, and
there shoul d be spaces |eft over that could then be
shared with commerci al uses

So | think that although we are short
on parking, there should be no detrinment because |
don't see that there would be that great of a denmand
to fill all of those spaces necessarily, and there
is also the proximty to being able to walk to | oca
bus lines and things like that.

As we all know, Hoboken is a very
wal kabl e city, and when people nove here, a | ot of
times they nove here because they don't need a car,
and therefore, | don't think that the demand woul d
be such that those spaces would all be filled by
residents of the buil ding.

MR. MATULE: D d you nention -- | don't
know i f you nmentioned the | ot coverage variances.

THE WTNESS:. The |ot coverage, that is
true. The lot coverage is driven in part by the
need to cap the site. It is all pretty much
consistent wth what you would find across the

street as well. The site has to be covered with
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concrete anyway, whether it is enclosed as parking
or not, so there is no significant detrinent there.

And one of the goals of the master plan
or recomrendations of the master plan is not to have
exposed parking, to have it enclosed, and in this
way we can keep the parking encl osed, and we can
al so have a usabl e | andscaped area on top of that
area, which serves the current tenants, but also I
think is an esthetic inprovenent rather than having
say that interior part exposed to the air.

MR. MATULE: Then the last thing we are
tal ki ng about are the facade variances to allow the
design M. Mnervini has designed for the facade of
t he bui | di ng.

THE W TNESS: Yes.

The facade standards, when you | ook at
t he percentage of masonry, that's typical. It goes
to what you would call the typical Hoboken | ook. In
this area, there is not a typical Hoboken | ook
because it is a forner industrial area, and there is
not a lot of other buildings in the area, other than
right directly across the street in the Northwest
Redevel opnent Plan, so -- and in fact, when the --
there is another part of the master plan. It does

di scuss maintaining or trying to revisit the nore
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i ndustrial appearance that Hoboken had in the past
in some of these areas, it -- | think it even
suggests that it is inappropriate to repeat the
traditional Hoboken | ook in places where it never
occurred before.

So in that way, | think what M.

M nervini has done is tried to do a nore
contenporary interpretation, where he used sone of
the masonry to refl ect what has been used i n Hoboken
before, but also to incorporate contenporary
materials like steel and gl ass and al um num panel s
to present a nore contenporary appearance.

MR. MATULE: Thank you.

| have no further questions.

VI CE CHAI R GREENE: Board nenbers, any
guestions of the planner?

MS. BANYRA: | do.

VI CE CHAI R GREENE: Prof essi onal s?

M5. BANYRA: Yes, | have a few.

M. Kolling, |I didn't hear your -- |
may have mssed it, because | was taking notes, your
negative criteria testinony.

THE WTNESS: Yes. It was kind of
sprinkled there in the m ddle.

In terns of a use vari ance
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specifically, | brought it up that I didn't see any
substantial detrinent to the zoned pl an because |
think that it has been recognized that this area is
no |l onger suitable for industrial devel opnent.

So, therefore, granting a variance for
a residential use will not have a significant inpact
on the zoned plan. There were -- and that goes to
the previous master plan prior to the -- the
reexam nation report actually suggested that this
area transition fromindustri al

The reexam nation report, although it
does recomend that sone of those recomendations be
reversed, in this particular area because of the
findings of the council as part of their designation
of the areas of the redevel opnent plan, | think that
t hat counterbal ances that, and therefore, it is not
suitable any longer for industrial use, and | don't
think it results in a substantial detrinent.

Certainly it is not a substanti al
detrinment to the public good, because as was stated
in the council's resolution, their finding was that
further industrial devel opnent actually would be
detrinmental. The residential devel opnment woul d be
consistent with the growing trends and recent

devel opnent in the area and therefore woul d not
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serve to be detrinental whatsoever

M5. BANYRA: But your closest nei ghbor
is a coommercial entity, which is part of the -- one
of the Northwest Redevel opnent areas, Zone 3, which
all ows for commercial devel opnent.

WAs there consideration given to
comrerci al devel opnent, maybe not industrial, but
comrerci al devel opnent, nunber one?

And then the second question goi ng back
to the Northwest Redevel opnent Pl an, the Northwest
Redevel opnent Pl an you keep referencing didn't
indicate -- it may have indicated what the
i ndustrial uses for the Northwest Redevel opnent
area -- excuse ne -- for the western edge may be
dated. It didn't refer to this particular property,
but it also -- you didn't speak to -- it didn't
identify whether or not it was going to be
residential either or it was going to be conmmerci al
so maybe you could talk to why commercial m ght not
be suitable, and/or why you feel residential is nore
appropriate because literally your closest nei ghbor
is the redevel opnent zone, Zone 3, industrial --
excuse ne -- commercial devel opnent, which runs
along, that's | guess --

THE WTNESS: 14th Street.
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M5. BANYRA: -- 14th Street.

Thank you, yes.

THE W TNESS: Yes.

Wel |, because it is our closest
nei ghbor, but that property turns its back on this
property. It is oriented towards 14th Street, and
the reason for that is there were other comerci al
properties along 14th Street. 14th Street becones
sort of the commercial corridor, which is an
extension of what 14th Street is as you go further
east .

So to take that commercial corridor and
then to begin to extend it to the south and into the
rest of the neighborhood, | just didn't think that
was what was bei ng considered by the devel oper in
his analysis of the property, so that is why |
believe that it was thought to go towards
residential versus towards an extension of the
conmer ci al .

| forgot the second part of that.

MS. BANYRA: The second question was
you were referring to the western edge resol uti on by
the council, | guess. | amassum ng that the
resolution -- maybe you can tell nme what resol ution

that was to designate the area or was that to --
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THE W TNESS: Yes.

M5. BANYRA: -- was that to do the
anal ysis of the area?

THE WTNESS: No. That was to
designate the area --

M5. BANYRA: The date of --

THE WTNESS: -- I'msorry to interrupt
you - -

M5. BANYRA: It's okay.

THE WTNESS: -- to designate the area
in follow ng the Planning Board' s public hearing,
that they made a recommendation to the council, and
yes, so it didn't necessarily say it had to be
residential. It did talk about that it was bounded
by recent residential and commerci al devel opnent, so
you are correct, it did say that.

| think it was pretty clear inits
rejection of the industrial uses because of the
potential conflict caused by truck traffic and
pedestrian conflict and things of that nature.

So the reasons why | believe this
property was | ooked at as residential versus
comrerci al, again, was because the comercia
activity in the inmmediate vicinity at |east as

concentrated along 14th Street, so that was thought
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that woul d be where that should go, and then
residential would continue south of that. | think
residential also being inediately adjacent to the
proposed park is a better use as well.

MS. BANYRA: Al t hough your proposed
bi ke storage and other things relative to the park,
| mean, | think that there are other commercial uses

that could have been considered al so, and | guess
the question | have either the height for the
industrial is 80, the building height | think you
said was 81 feet --

THE WTNESS: | think it's 81.5.

M5. BANYRA: G eat.

So while the height for an industrial
use, you indicate that that is not appropriate, but
it is appropriate for a residential use. | guess
we're going -- the height goes fromthe park to 81
feet down to probably 35 or 30 feet to the, you
know, conmmer ci al

THE W TNESS: \Whatever that is.

M5. BANYRA: Right.

So maybe you could tal k about that in
terns of negative criteria and inpacts on maybe the
comrercial or maybe on the future park area.

THE WII NESS: When | tal ked about the



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Edward Kol |'i ng 147

i ndustrial and the height, it wasn't necessarily --
it was the heights of the floors. The height of 80
feet is permtted.

So if there was an industrial use there
and it was built to its full envelope, it would be
80 feet. So granting the variance for this is not
going to have a substantial detrinent because that
woul d be what would be there if it was a permtted
use. But what | neant by the height, not being
appropriate, was the floor heights. Only putting
four floors into 80 feet neans you have a 20 foot
floor to floor, which is meant for industrial uses,
and that is why there is only four floors in there.
But having that 80 feet acconmodate a residenti al
use, obviously there could be additional floors in
there, and that is where the inappropriateness |ies.
That is where the dichotonmy or whatever you call it,
results.

The inpact on the park, | don't see any
significant inpact there because part of it is
mtigated by the green wall, but also this is north
of the park. So as the sun rises primarily to the
sout heast, goes across the southern sky, and then
sets in the southwest, it is not going to inpact

just for shade or for that matter at all.
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On the other side, yes, it wll cast a
shadow over the commercial property, but the
comrercial property, that is what it is, commercia
property. [It's not a residence or anything of that
nature. The commercial property has its back to
this property, and anybody who is accessing that
comrerci al property would access it fromthe 14th
Street side.

M. Mnervini pointed out that the
exposed part of the facade above the roof |ine of
that one story building, or one and a half story,
what ever it ends up being, should be treated in sone
way because it is going to be visible from people
| ooki ng beyond the building and fromthe viaduct,
but | don't see it being a significant inpact.
think that is the way that the -- that strip of 14th
Street has been devel oped and in part in conformance
with what is the Northwest Redevel opnent Pl an.

The next block to the east is the
ci nema, and then the next block beyond that | think
is alittle office building or whatever, so that
sort of a commercial corridor has been planned for,
and that is how it evol ved.

COW SSI ONER FI SHER:  Can | ask a

question?
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VI CE CHAI R GREENE: Sure.

COW SSI ONER FI SHER  Just | think
maybe relating -- sorry -- relating a little bit to
what Eil een sai d.

| nmean, is there a possibility that the
reason why it has been orphaned is because it sits
between a park and a nuch shorter commercial space?

So it is contenplating, if you were to
work within the industrial zoning requirenments and,
you know, setback requirenents, et cetera, you
potentially end up with two snmall industrial
bui l dings that allow, you know, better visibility to
the park than 14th Street, et cetera. | nean, where
it was contenplated to just keep it within
i ndustrial because of the constraints would not
allow for such a large giant island building in
bet ween, you know, a flat park and a | ow conmmerci al
space.

THE WTNESS: | don't think so because
| think it had nore to do with the fact that it was
an operating industrial facility at the tine.

| f you read the Northwest Redevel opnent
Pl an, sone of the prol ogue and everything to it, it
does di scuss what the thought process was when they

were | ooki ng at what properties to include, and they
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kind of just junped around and excl uded things that
may be still have been occupi ed.

The next bl ock over, for instance, you
know, right across the street -- well, next to 14th
is the cinema, and then right behind that is a
si x-story buil di ng.

So | think if this had been included in
that, say, for instance the Henpel site had not been
contam nated or was not being used at the time or
sonething, and it was included in the redevel opnent
pl an, | woul d have anticipated that probably what
woul d have happened is you woul d have the sane kind
of comrercial strip shown against the 14th Street
vi aduct as the buffer, and then i mediately behind
that you woul d have gone back up to the six-story
types of residential buildings and extended themto
the west -- to the south, I'"'msorry. That's what |
woul d think woul d have happened.

VICE CHAIR GREENE: If | may follow up,
so if you grant that prem se, you are not asking for
a six-story building. You are asking for a
seven-story buil di ng.

THE W TNESS:  Yes.

VI CE CHAI R GREENE: Justify it.

THE W'l NESS: It's still within the 80
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feet that woul d have been there.

Part of the justification is what we
wer e di scussing before, that in the process of this
pl an, the requirenent for the seven additional --
not additional units -- the seven affordable units
came into being, so in trying to accommodate that,
in trying to have sufficient redevel opnent, so that
the project could be viable and then support these
seven additional or these seven affordable units,
the project grew to another floor.

VICE CHAIR GREENE: So you coul dn't put
six affordable units in a six-story building. You
need to have a seven-story building to put seven
af fordabl e units?

THE WTNESS: | think the idea was al so
to maintain the mxture of unit types, so as not to
have, you know, shrink the unit sizes, so it would
have the sane m x of unit types, ones, twos and
threes, and to al so accommobdate ones, twos and
threes for affordable units as well.

VI CE CHAI R GREENE: You woul d
proportionately, you | ose one two-bedroom if you
had a six-story --

COW SSI ONER FI SHER  It's that

density, too.
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VICE CHAIR GREENE: -- if you had
six -- if you required six affordabl e housing units,
so instead of four two-bedroons, you would have
t hree two- bedroons, no?

THE WTNESS: | don't know how to --
no, the math has to stay the sane. You still have
to have the one --

VI CE CHAI R GREENE: You woul d have one,
two and three. You would have one less, two
presumabl y.

COMWM SSIONER FISHER It is a density
i ssue we have run into where they want to build
bi gger footprints for each residential type, and to
do that they say they have to build up as opposed --
to get the sane nunber of units --

VICE CHAIR GREENE: Well, | amjust
trying to reconcile.

It seens to ne that there is cherry
pi cking going on. W are taking the el enents of
each of the various zones and taki ng what works best
to suit the developer's and M. Mnervini's ideas,
and | amnot arguing with that, but I amtrying to
reconcile whether or not it is appropriate that the
cherry picking goes on

At sone point in tine you have to say,
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this is what | want to be, and this is what | have
to do to do it, as opposed to saying, well, here we
have a commercial strip, the novie theater and the
Si x-story building, but here | amgoing to have a
comrercial strip and have a seven-story buil di ng
because it is the sanme thing.

Vll, it is not the sane thing. You
want to put a residential developnent in what is --
in an area that's zoned for industrial. Residential
is not the only option, right? There is
recreational, and there's commercial as well, but
you chose to do residential. | amhaving difficulty
reconciling all of the cherry picking.

THE WTNESS: Well, | don't think it is
as well suited for commercial. It is not on the
14th Street corridor. To put recreational, that is
not a profit making enterprise. It is private
property, so those wouldn't be there --

VI CE CHAI R GREENE: Ckay.

THE WTNESS: -- you know, that is --
and in terns of height, you know, well, it is what
it is. It is an 80 foot permtted height.

Is it one story higher than next door?

Yes.

The idea is would that one story then
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result in a substantial detrinment, and | don't think
it would because it still doesn't at |east
significantly exceed the height. It is by a foot
and a half, so |l don't think it results in a
substantial detrinent.

It does result in a very worthwhile and
wel I thought out redevel opnent of what is a
contam nated site and a forner industrial use, where
it is no |longer appropriate.

MR. MATULE: If | mght, M. Geene, |
think the applicant could further address the

speci fics about the nunber of units and the extra

floor.

MR, GALVIN. Well, let nme stop you for
a second.

W said we would try to stop around
ten. | know that we want to finish asking the

guestions of M. Kolling.

You are going to get carried to another
night. You can cone back, and you can either think
about it and make changes, or you can cone back and
explain to us when we are fresher. | nean, the
advantages -- |let ne just say, because | know M.
Wiite is up and ready to go, and | respect that, but

what | am saying is just because you get information
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that tells you what sonebody is thinking, you know,
you got to work with that.

MR. MATULE: | think we are getting
away from planning, and | think the question is --

MR. GALVIN:  No, no, no. | don't think
it got away fromplanning testinony at all --

MR. MATULE: Cxay.

MR. GALVIN. -- but you are entitled --
respectfully, okay --

(Laught er)

MR. MATULE: But | think | can better
address M. Greene's concerns wth testinony from
M. Wite, but we can do it the next tine.

MR. GALVIN. That's what |' m saying.
don't think it has to be done this second. W have
time to think this through, okay?

MR. MATULE: Cxay.

VICE CHAIR GREENE: In fact, if there
are no other questions fromthe Board, | would |like
to open it up to the public.

Anybody in the public have any
guestions of the planner?

MR. DELLA FAVE: One quick questi on.

MR. GALVIN: Nane and address.

MR. DELLA FAVE. Joseph Dell a Fave,
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1025 Maxwel | Lane.

THE REPORTER. How do you spell that?

MR. DELLA FAVE. Capital D-e-l-1-a
space F-a-v-e

You referenced the master plan, and |
amnot famliar with it, but | assune there is a
housi ng el ement as a conponent of this.

Does the housing elenent in the naster
pl an address affordable housing within the city, and
if it does, how does this project and the inclusion
of affordabl e housing address that or please comrent
on it.

THE WTNESS: Well, every master plan
has to have a housing elenent, and it does, as does
Hoboken's, and it does discuss the ability -- or the
goal or the objective of creating housing that is
affordable to a w der range of inconme groups, SO
this project would do that because it provides both
| ower income and anot her inconme for units.

MR. DELLA FAVE: And in the

Northwest -- | think this is appropriate. I|f not,
'l ask --

MR. GALVIN. Yes. | am paying
attention.

MR. DELLA FAVE: I n the Northwest
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Redevel opnent Pl an, is affordabl e housi ng nandat ed
as part of that at all?

THE W TNESS: No.

MR. GALVIN. Wait, time out.

The ordi nance says that if you get a
vari ance, and you have to cone before the Board, the
nunber of units they are providing is no nore or no
Il ess than is required by the ordi nance.

There is not an ordinance for this
zone, but the overall ordinance for affordable
housi ng does cover this situation, and because they
are providing the m ni num nunber of housing units
that are required, we don't treat themas an
i nherently beneficial use. W just treat themas an
ordinary D-1 use variance, so they have to neet the
Medi ci st andard.

THE WIINESS: To clarify, the
redevel opnent plan doesn't specifically call for
af f ordabl e housi ng, but the ordi nance says that if
the plan were to be anended to increase the density,
then it would trigger the affordabl e housing.

MR. DELLA FAVE: Ckay.

Thank you.

MR. GALVIN. You're wel cone.

VI CE CHAI R GREENE: Anybody el se?
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M5. HARRIS: Yes.

If -- if --

MR. GALVIN. I'msorry. First things
first. Gve ne your nane.

M5. HARRIS: April Harris, 819 Park
Avenue.

MR. GALVIN. Thank you.

| f the Northwest corridor part of our
city is only six stories, and it doesn't trigger the
af f ordabl e housi ng, doesn't that automatically nean
that it wouldn't be much affordabl e housing created
in the Northwest devel opnent?

MR. GALVIN. No. W don't get to think
that nuch. No. W have to apply the I aw, and since
the council has decided not to apply it everywhere,
but just in these instances where there are
variances, that's what we are doi ng.

M5. HARRIS: But the greater of the
community may be benefited by thinking that this
project is really a good one, because it does
trigger that. Wuldn't you say? | nean for the
general --

MR. GALVIN. Well, they could nake the
entire project affordable housing, and then it would

absolutely be an inherently beneficial use, and then
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we certainly would have to consider granting it.

M5. HARRIS: Ckay. Fine.

Thank you.

VI CE CHAI R GREENE: Anybody el se,
anything further?

M. Evers?

MR. EVERS. M ke Evers, 252 Second
Street, Hoboken.

M. Kolling, is it fair to say that one
of the things that is called for in the existing
master plan is the increase of and the desire to
have nore units, larger units, to acconmodate
famlies in Hoboken?

THE WTNESS: Yes. That has been in
the master plan for a nunber of years now, yes.

MR. EVERS. 1Is it safe to say that
famlies below a certain inconme cannot be
accommodat ed by market rate larger units in Hoboken
that m ght cost seven or $800, 000?

THE WTNESS: Well, if you are below a
| ow certain incone level, | don't knowif | could
afford $700, 000, so yes, | agree with you.

MR. EVERS. Ckay. Well, in that case
then is it fair to argue that the inclusion of

affordable units in a building like this is
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consistent with the intent and purpose of the naster
plan to provide housing, fam|ly-sized housing, for

t hose nenbers of the community that are maki ng noney
or earning bel ow the, you know, whose incone woul d
qualify themas | ow i ncone?

THE WTNESS: Yes, | would agree with
t hat .

MR. EVERS. Thank you.

VI CE CHAI R GREENE: Anybody el se?

COW SSI ONER DE FUSCO:  Mbtion to cl ose
the public portion.

VICE CHAIR GREENE: Do we have a
second?

COW SSI ONER MC ANUFF:  Second.

VI CE CHAI R GREENE: Any obj ecti ons?

MR. GALVIN. Want to carry it?

MR. MATULE: Well, | can start with
anot her witness, but | get the inpression you didn't
want to do that, so what are ny options for
conti nui ng?

M5. BANYRA: Pat, was it April 15th?

M5. CARCONE: April 15th is our regular
meeting. April 22nd is our special neeting. | have
been told that sone people can't make it on Apri

15th, so --
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COW SSI ONER FI SHER  It's Passover,
t he second ni ght of Passover.

VICE CHAIR GREENE: In view of that, we
will be short at |east three people.

M5. CARCONE: Three people. | don't
know about everybody else's availability.

MR. GALVIN. D d you guys hear that?

April 15th, so it mght be sensible to
put it on April -- | amtrying to get you on as
qui ckly as possi bl e.

(Board nmenbers confer)

VI CE CHAI R GREENE: Just so you know, |
won't be here on the 22nd. | have a busi ness
obl i gati on.

(Board nenbers confer.)

MR. MATULE: M. Carcone, do you have

any idea if the Board generally is available for the

25t h?

M5. CARCONE: The 22nd.

MR. MATULE: 22nd.

VICE CHAIR GREENE: Well, we can pol
the Board. | already indicated | have a work

obl i gati on.
MR. GALVIN. That's not a good i dea.

If M. Geene is not here, that is not a good idea.
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VI CE CHAI R GREENE: \What about the 29th
of April?

M5. CARCONE: The 29th of April?

M5. BANYRA: Maybe we can skip the
speci al neeting on the 25th and nove it to the 29th,
so we don't have back to back, three neetings.

VI CE CHAIR GREENE: Ch, skip the 22nd
and do it the 29th instead?

M5. CARCONE: The 29th is the follow ng
Tuesday.

VI CE CHAI R GREENE: Yes.

MR. GALVIN  Does that work?

MR. MATULE: (Qobviously, we prefer to
come back on a night where we have a relatively
conpl et e Board.

MR. GALVIN. That's what | amthinki ng.

What do you have left? You have M.
Stai gar and --

MR. MATULE: | may have sone additi onal
architectural testinony based on sone of the
comments nmade here tonight and ny traffic, and then
t he public.

MR. GALVIN.  So an hour or two?

MR. MATULE: Yes. | would say an hour

or two.
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VI CE CHAI R GREENE: Thoughts on the

COW SSI ONER DE FUSCO | may not be

COWM SSI ONER GRANA: | plan to be here.
COMWM SSIONER TREM TIEDI: | plan to be
COW SSI ONER MC ANUFF: | plan to be

COW SSI ONER FISHER | plan to be

VICE CHAIR GREENE: So if we can neke

we should --

M5. CARCONE: Dennis, are you

VICE CHAIR GREENE: -- and not have the

MR. GALVIN. That's a Tuesday, right?

VICE CHAIR GREENE: It is a Tuesday.

MR GALVIN: Yes, | am avail abl e.

COW SSI ONER DE FUSCO:  So the 15th

be the regul ar neeting?

M5. BANYRA: Yes.

VI CE CHAI R GREENE: You have a regul ar
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nmeeting the 15th.

M5. CARCONE: The 15th, and no speci al

nmeeting on the 22nd, and then the 29th.

MR. GALVIN. Not as of right now,

unl ess we have another reason to use it.

M5. CARCONE: So the only one who

couldn't make it on the 29th was M ke?

COW SSI ONER DE FUSCO Correct.

MR. MATULE: So we will carry this to

the 29th with no further public notice?

MR. GALVIN: |1'msorry?

M5. CARCONE: The only one who coul dn't

make it on the 29th is M chael DeFusco.

menbers back

MR. GALVIN: Yes, ma'am
M5. BANYRA: W may have ot her Board
right, at that point?

MR. GALVIN. Is there a possibility

t hat coul d change?

absol utely.

you out .

COW SSI ONER DE FUSCO:  Yes,

MR. GALVI N: Because | hate to | eave

COW SSI ONER DE FUSCO:  Right.

MR. GALVIN. Ckay. W need a notion.

(M. Mtule confers with clients.)
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M5. CARCONE: The Pl anning Board is the
ot h.

(Board nmenbers confer)

MR. GALVIN.  Anyt hi ng new?

W were trying to ook for an earlier
date. W can't make the 8th because the Chairnman is
not available on the 8th. W are trying to cone
forward, so that M ke could be avail abl e al so.

VICE CHAIR GREENE: It is a famly
ni ght .

Even on the 29th, I wll have to
cancel. | have another -- | had a tentative
busi ness obligation, but I will blowit off.

So are we okay for the 29th?

MR. MATULE: April 29th, yes.

MR. GALVIN: So we need a notion to
carry this matter to the April 29th neeting w thout
further notice.

VICE CHAIR CREENE: And we need a
wai ver ?

MR. GALVIN. M. Mtule, do you waive
the tinme in which the Board has to act?

MR. MATULE: Through the 29th of April
yes.

VI CE CHAIR GREENE: So woul d sonebody
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like to nove it?

COW SSI ONER FI SHER  Motion to carry.

VI CE CHAI R GREENE: Thank you.

Second?

COW SSI ONER DE FUSCO.  Second.

VICE CHAIR GCREENE: All in favor?

(Al'l Board nenbers voted in the
affirmative.)

MR. MATULE: Thank you.

MR. GALVIN.  Any ot her business?

VI CE CHAI R GREENE: Yes.

Before we break, you all have a package
for next week. There are three schedul ed heari ngs,
and we will get to see M. Mtule again, so don't
forget.

You gave everybody their envel ope?

M5. CARCONE: | gave everybody a packet
tonight, and on the 25th there will be sone emails
comng W th additional docunents.

COW SSI ONER DE FUSCO.  Motion to cl ose
t he neeting.

COW SSI ONER FI SHER  Second.

VI CE CHAI R GREENE: Second.

COW SSI ONER GRANA:  Second.

(The neeting concluded at 10:10 p. m)
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